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EXECUTIVE SUMMARY

THE MILLYARD REVITALIZATION STRATEGY
Sanford must build upon its existing assets in the development of a brand that is focused on

specific market niches. These niches need to benefit from the assets of the Town that are not
currently identified with any other community in Maine.

Those niches are:
SUSTAINABILITY
HEALTH & WELLNESS
RECREATION

Sanford’s market niche is to become a Center for Sustainability, Healthy Lifestyle and
Outdoor Recreation. The Town already has a strong trail network and culture of water
recreation. A new Riverwalk along the Mousam River will build on this system. Sustainability
for Sanford’s Millyard is defined as low-impact development strategies that maximize the site’s
renewable resources, leverage the existing infrastructure, and match tenants with what the
Millyard has to offer to minimize need for extensive renovations.

The incremental reuse of the Millyard complex, and the creation of a new sustainable
landscape around an engineered “Number Two Pond,” will connect the redevelopment of the
Mills with the remediation of the land.

Renewable energy technologies (solar, geothermal and microwind) will create lower energy
costs and attract industries that would not otherwise come to the Millyard or Sanford. These
technologies will combine to create a national model for power generation and environmental
remediation.

INFORMATIVE ANALYSIS

Analysis undergone during the Area-Wide Planning Grant (AWPG) involved several key
components, which were foremost in shaping the recommended revitalization strategy. This
analysis included; existing conditions and infrastructure, market study, and community

involvement activities.
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Infrastructure and existing conditions analysis painted a picture of the physical state of the
existing buildings and surrounding site of the mill yard, current structure of the buildings and
sitewalls, necessary utilities that are present or lacking on the site, their current condition, and

available capacities.

The market analysis carefully examined demographics, real estate demands, commercial and
retail markets, commercial user base, comparable cities, public subsidy sources, and potential
partnerships. The analysis illustrated the current population of Sanford and their needs,
current market strengths and weakness and ways for Sanford to attract and benefit from the
broader growing York County.

A large public outreach effort was undertaken to involve the community, community leaders,
local business owners, local committees, and student participation. This effort proved that the
Town of Sanford has a very eager community of people who want to be involved and are
excited about the prospects of revitalizing the mill yard and learning the steps necessary to get

there.

In depth information on these three key components can be found in the Section 1, Section 4,
and Section 5 of this report.

The repositioning of the Millyard can be accomplished through six means of reinvestment.
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DEVELOP A GAME CHANGER:

The most effective method of preventing suburban sprawl is through more intensive use of
buildings and sites already in place. The mill buildings were built in the downtown core in close
proximity to other establishments and near transit that minimizes transportation-related
energy consumption. Building on or near existing infrastructure allows local governments to
avoid investment in costly, inefficient infrastructure extensions, which themselves can fuel
more sprawl. It is expensive to extend public services to outlying areas.

As part of the Area-Wide Plan, an audit of the existing infrastructure was made. The audit
revealed that most of the site’s utilities were of adequate or larger than adequate size and
capacity for future development scenarios. However, the absence of natural gas has proven to
be a deterrent for some prospective tenants and overhead electric wires may lack necessary
power to service the desired mixed-use development strategies for the Millyard.

NATURAL GAS:

Extension of natural gas service into downtown and the Millyard area would mean reduced
energy costs and provide the incentive for prospective tenants to relocate to Sanford and
become a catalyst for the Millyard. Currently, natural gas lines are located approximately 4.2
miles away from the Millyard at the Sanford Airport. The most logical route to extend service
between the airport and the Millyard is along Route 109/ Main Street. The Town, middle
school, high school, and Goodall Hospital have all expressed interest in converting to natural
gas as an energy source. The estimated $2 million in infrastructure costs are the key to making
this critical connection. Early conversations with Unitil, the local utility company who owns and
operates the natural gas system that runs to the Sanford Airport, have indicated that the utility
is not in a position to fund the extension, but would collaborate with Sanford should funding
become available.

UNDERSTAND THE CHALLENGES TO CREATE SOLUTIONS:

The Sanford Millyard has obvious remnants of its industrial past. From the mill buildings
themselves to old boiler plants and the lone remaining smoke stack. Less obvious are the
contaminants that lurk within buildings and the landscape itself. Utilizing Environmental
Protection Agency (EPA) Brownfield Assessment and Cleanup Grant funding as well as other
sources, the Town of Sanford and their consultants performed a number of investigations of
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sites located throughout Sanford, however most of the efforts were focused on the Millyard
Area. Specifically, the town conducted assessments, cleanups and engineering improvements
at No.1 Pond, International Woolen Mills, Aerofab Mill, Sanford Mill, Map J29 Lot 17E, and
multiple parcels located north of the main mill complex including the riverside area, the Stone
parcel and new roadway parcels.

Services ranged from Phase | and Il Environmental Site Assessments (ESAs) to building
demolition and cleanup of impacted soil, pre-characterization prior to new roadway
construction, engineering improvements and bank stabilization at No.1 Pond, as well as post
remediation engineering including capping, structural evaluations and parking lot construction,
and pre-characterization prior to construction of a new transportation hub for the Town of
Sanford. In addition funds were used to develop a vision for the Millyard area. As part of the
original assessment grant, the Town of Sanford developed a vision for a riverwalk. This vision
was utilized to generate interest in this forgotten corner of the town.

The vision, combined with initial assessment on selected Millyard parcels leveraged future
funding including the Revolving Loan Fund and the Cleanup grant for the Aerofab building.
Additionally, the assessment and cleanup activities leveraged CDBG funding for the
construction of a new road to provide access to the Millyard area. The construction of the new
road has been critical in attracting developers to the Millyard complex and collectively, these
efforts have paved the way for the area-wide planning grant, which has funded this
comprehensive planning effort for the Millyard area.

Sanford’s textile production required a wide variety of chemical components that ranged from
petroleum to solvents. Today’s stormwater impacts continue the process of accretion of
contaminants from roadway run-off. The site’s past and present must be managed in order to
mitigate the effects that these chemical compounds had and will continue to have on soil and
groundwater. Further, there is evidence of groundwater impact from upgradient off-site
sources at some of the Millyard properties.

REMEDIATION OPTIONS:

The remediation strategy for the Millyard is to systematically contain, treat, or remove
contaminants within each parcel to prepare them for renovation and redevelopment.
Through community engagement, it was clear that public opinion is strongly in favor of a
comprehensive cleanup that may include a variety of remediation technologies. A
collaborative approach will be needed to work with various property owners in the Millyard,
while furthering environmental cleanup and redevelopment activities on the various parcels.
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While the Town has been successful in securing both assessment and cleanup money for many
of their brownfields, there is still work to be done throughout the Millyard.

In May 2012 Sanford was awarded an additional $800,000 in EPA Brownfields funding. $400k
has been earmarked for assessment and the other $400k divided into two grants; one for
hazardous cleanup at the CGA site on New Dam Road and the other for petroleum-related
cleanup at a parcel in the Millyard envisioned as a parking facility and as an access point to the
Mousam River. The Assessment Grant will allow the Town of Sanford to leverage this infusion
of capital to bring various and disparate mill building owners to the table to develop a strategic
plan to tackle continued remediation needs within the Millyard.

HARNESS THE SITE’S LATENT ENERGIES:

The Sanford Millyard and the land adjacent to the Mousam River offer exciting opportunities
to harness, capture, and store the site’s natural energies. Renewable energy technologies of
today include wind, solar, geothermal, bio-energy, hydropower, tidal/wave or ocean, and hydro
power. For the purposes of the Millyard, geothermal and solar power offer the most potential
to decrease reliance on traditional fossil fuel sources and to assist in rebranding the site from a
contaminated place to a sustainable destination.

GEOTHERMAL:

A Geothermal Heat Pump (GHP) system is a heating and cooling system that takes advantage of
heat stored in the ground. The system uses the stability of underground temperatures to
extract heat in the winter to warm spaces and cool building temperatures in the summer. A
GHP system does not have aesthetic impacts. The infrastructure is below-grade and can be
integrated with the landscape architecture of the site with minimal modifications. There are
no adverse environmental impacts in a properly designed and installed GHP system. However
the investment for installation costs of the infrastructure is substantial. Depending on the size
of the system and number of buildings served, the payback period could range anywhere from
7 to 25 years. Geothermal energy systems have been successfully incorporated into recent
construction projects elsewhere in Sanford in recent years.

SOLAR:

Solar photovoltaic (PV) systems require unshaded or open areas on roofs or on the ground,
preferably with southern exposure. Solar resources for Sanford are moderate, although most
mill buildings have large, flat, south-facing rooftop surfaces, which lend themselves well to solar
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arrays. There are also large areas on the ground adjacent to the Millyard where a solar array
could be installed. While historically ground-mounted PV arrays have been fenced and
preclude public access, new developments in solar panel mounting technologies allow for the
public occupation of the open space beneath the panels. The payback period of a solar
application ranges from 16-26 years.

WIND:

There are a number of scales at which wind energy is currently being developed. The Millyard’s
proximity to the downtown and water resources coupled with our initial analysis of wind
exposure in the Millyard indicate that smaller microwind turbines may offer a tolerable payback
period, but that large turbines are not feasible nor advisable at this site.

NEIGHBORHOOD STABILIZATION:

The reuse of the Millyard buildings will have significant and ongoing economic impact beyond
the historic buildings themselves. The buildings and the legacy they represent can be the
foundation for new economic development. A commitment to reinvesting in the Millyard is
also a commitment to the downtown, particularly the older residential neighborhoods nearby,
the Midtown Mall and Main Street. By focusing attention and policies to the Millyard, Sanford
is directing resources to the area that needs them most thereby creating a catalyst that will
create a ripple effect of pride of place that will lead to improvement and ultimately private
investment.

INCREMENTAL GROWTH:

The rehabilitation and reuse of the Millyard will take a generation or more to become a
destination in and of itself. One must look beyond traditional market analyses and seek out a
mix of place-specific, non-traditional uses that can create vitality and reposition a property or
district as an interesting destination. Over time, these initial uses can build value and generate
a more positive image for the area that leads to new interest in the remaining unoccupied
space.

Some of these unique uses may include tenants like Eastern Mountain Sports, a company
whose goal is to help people experience all aspects of outdoor recreation. They often hold
outdoor demonstration expos where individuals can try outdoor gear like kayaks, bicycles,
hiking boots, running shoes, mountain climbing, and camping gear. The Millyard offers a
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compelling setting for a regional retail location as well as a place for these outdoor
demonstration events.

Another potential business fit comes from the indoor agriculture industry. These businesses,
whether they grow tomatoes like Backyard Farms in Madison, Maine or mushrooms like
Farming Fungii LLC, also of Maine, have a need for large open floor plates, access to sufficient
clean water, and inexpensive power. The Millyard buildings also offer loading docks and direct
access to air distribution through the Sanford Airport.

Industrial education and vocational training also offer a strong fit for use of the existing mill
building infrastructure. The Sanford Regional Technical Center offers programs in automotive,
building trades, computer-aided design and drafting (CADD), culinary arts, environmental
science, health occupations, precision manufacturing and welding among others. These
programs provide hands-on job training for students and prepare them for careers in
professional trades. The Millyard offers a potential venue for some of these programs to
expand based on the continued demand for skilled workforce labor.

The Nellie Mae Education Foundation (NMEF), the largest charitable organization in New
England focused exclusively on education, has awarded a $3.7 Million grant distributed over
three years to support student-centered approaches to learning among in Sanford, Maine. The
grant will support the ongoing efforts of the Sanford School System to implement long-term
plans to reshape their systems to help all students succeed at a higher level in an increasingly
changing world. Part of these grant monies will be allocated to re-branding Sanford’s
educational system and communicating the profound work being done throughout the district.
It is possible that expanding technical support facilities to the Millyard can help boost an
already rising star in the Sanford School System.

TRANSIT:

The construction of the Federal Transit Authority (FTA)-funded Sanford Transit Center (STC) is
an added benefit for the Millyard’s redevelopment. It will enable more people to access the
area and create a multi-modal destination for pedestrians, bikes, and buses. The proximity of
the STC in downtown and adjacency to the Mill complex will allow for greater connectivity.
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COMMUNITY ASPIRATIONS:

The Millyard is central to Sanford’s sense of place. The Mill buildings are the most prominent
feature of the landscape, with the striking pillar of the brick smoke stack visible to all who enter
the town. Identifying opportunities to reoccupy even a portion of the complex will improve
the region’s self-esteem and people’s attitudes toward old industrial buildings.

PARTNERSHIPS:

Preserving the buildings presents a significant challenge; their massive scale and unmaintained
condition make for a complex task. However, saving an endangered industrial heritage will be
made easier by engaging strong partners. Broad, sustained efforts, combined with creativity
will help move the mill buildings off of the endangered list and on to new roles in which they
serve the community in productive ways. Higher education institutions and healthcare
establishments are well-positioned for mutually beneficial relationships with the Town of
Sanford and the repositioning of the Millyard.

Throughout the community engagement process, the Sanford Regional Technical Center has
been an active partner. Students initiated an effort to measure, draft, and create a scale model
of portions of the Millyard to assist in the visualization of alternative futures for development.
Previously students from this program had measured, drafted, digitally modeled, and recreated
the historic concrete balustrade found along the Mousam River within the Millyard. Most
recently, the high school and Technical Center also facilitated student engagement in two
design workshop events held in the Middle School library.

COMMUNITY REVITALIZATION:

Historic preservation is an effective down-town economic development strategy. More than
ever, cultural and natural assets form the basis for economic development in small
communities. The greatest attractions for economic growth in many towns are the quality of
life, natural environment, historic legacy, and cultural context. Preserving the character of
the Millyard is vital to Sanford’s economic competitive edge over other towns in the region
and northeast United States.

HEALTH AND WELLNESS:
The design of the physical environment has a crucial and positive influence on improving public
health. The redevelopment of the Sanford Millyard and surrounding open space network will
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create new opportunities for daily physical activity and represents a promising strategy for
pursuing environmental change in Sanford’s downtown.

THE LANDSCAPE:
The Millyard is well positioned to advance health and wellness in the region in the following
ways:
1. Through the remediation of Brownfield Sites into active and passive parkland.
2. Through an engineered riverbed that creates “Number Two Pond” with opportunities for
water-based, year-round recreation from kayaking to ice skating.
3. Through the development of an inviting and accessible Riverwalk that connects to the
broader trail network as a hub destination for hiking and biking.
4. By providing a unique outdoor environment that supports civic events and becomes a
draw for visitors and tenants of the Millyard alike.
5. By attracting tenants who are associated with health and wellness and would benefit from
the association.

The design of the trail network will promote physical activity and increase community
awareness of the benefits of active living. The Riverwalk and Number Two Pond will increase
opportunities for physical activity by extending the existing trail system that enhances linkages
with adjacent neighborhoods and creates a culture where walking and biking are preferred
over driving. Regional events like triathlons and road races perpetuate fitness and healthy
living as an inherent part of living in Sanford. A more robust open space network can also
influence the policies and partnerships that support active living in Sanford and York County.

GOODALL PARTNERSHIP:

A potential partner in this theme for the revitalization and health of the Millyard is Goodall
Hospital. As the town’s largest employer, there are partnering opportunities to collaborate
with the region’s primary health care facility. The hospital is less than a mile from the Millyard.
Focusing on health, wellness, and recreation align with the hospital’s core mission.

MILLYARD REPOSITIONING NEXT STEPS

1. NATURAL GAS EXTENSION

2. EXPLORE FEDERAL FUNDING FOR TRANSPORTATION IMPROVEMENTS TO PEDESTRIAN
CONNECTIONS, MAJOR DOWNTOWN INTERSECTIONS, AND STRUCTURED PARKING

3. RENEWABLE ENERGY FEASIBILITY DESIGN
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4. ENGINEERING OF NUMBER ONE POND AND MOUSAM RIVER FOR WATER RETENTION
DESIGN AND INFRASTRUCTURE IMPROVEMENT / TECHNICAL ANALYSES

5. EXPLORE FUNDING FOR CONTINUED BROWNFIELDS ASSESSMENT AND CLEAN UP, USE
FUNDING TO LEVERAGE PROPERTY OWNERSHIP FOR KEY MILL BUILDING
REPOSITIONING.
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Revitalization of The Millyard Sanford, Maine
EPA Brownfields Area-Wide Planning Grant

ACTION PLAN 2012-2014
7/16/2012

2012

LANDOWNER CONSENSUS
Strategize about what assets the Town can leverage for landowner cooperation

Coordinate a meeting with the landowners
Town acquisition of properties for Transit Center and associated Phase 1

MILLYARD CALL TO ACTION KICK-OFF EVENT
Sanford Regional Economic Growth Council to lead a rallying event

ENGAGED COMMUNITY
Public screening of The Millyard video by Beatnik productions (in Millyard)

Create a Town Bicycle/Pedestrian Advisory Board
Develop partnerships for new programs and events to promote active living

REHABILITATED INFRASTRUCTURE
Explore viability of extension of natural gas service into the Millyard area

Coordinate with Central Maine Power for overhead utility line relocation
Advance site planning and schematic design of the Mousam Riverwalk

ENVIRONMENTAL REMEDIATION
Determine ownership of Mousam River and engage regulators

Collaborate with Patricia Aho, Deputy Secretary of DEP on regulatory obstacles
Conduct necessary technical analysis for the creation of Number Two Pond
Advance hazardous clean-up assessments for IWC Boiler Building

RENEWABLE ENERGY
Detailed geotechnical/geological study of subsurface for geothermal system

Design site layout for solar PV project, system size, electrical improvements,
structural checks and secure the necessary permits

Obtain Green Infrastructure Grant from EPA

ECONOMIC DEVELOPMENT
Detailed redevelopment analysis: phasing, initial targeted property
redevelopment, tenancy, tax credit analysis

Acquire FTA Funded Transit Center Grant

IMPROVED HEALTH
Initiate first annual Millyard Health Fair + Triathlon Event

Explore incentives for fresh food financing initiatives

Implement changes to the physical (multi-modal) transportation environment
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Est. Cost

in thousands

internal

internal

$5-510

S5
internal

internal

$2,000
$500
$150

internal
S50
S50
$400

$25
$120

$40,000

$100

$1.3 mil



SECTION 1

ENVIRONMENTAL REMEDIATION

Sanford Millyard July 31, 2012 Section 1



DEVELOP A GAME CHANGER:

The most effective method of preventing suburban sprawl is through more intensive use
of buildings and sites already in place. The mill buildings were built in the downtown
core in close proximity to other establishments and near transit that minimizes
transportation-related energy consumption. Building on or near existing infrastructure
allows local governments to avoid investment in costly, inefficient infrastructure
extensions, which themselves can fuel more sprawl. It is expensive to extend public
services to outlying areas.

As part of the Area-Wide Plan, an audit of the existing infrastructure was made. The
audit revealed that most of the site’s utilities were of adequate or larger than adequate
size and capacity for future development scenarios. However, the absence of natural
gas has proven to be a deterrent for some prospective tenants and overhead electric
wires may lack necessary power to service the desired mixed-use development

strategies for the Millyard.

NATURAL GAS:

Extension of natural gas service into downtown and the Millyard area would mean
reduced energy costs and provide the incentive for prospective tenants to relocate to
Sanford and become a catalyst for the Millyard. Currently, natural gas lines are located
approximately 4.2 miles away from the Millyard at the Sanford Airport. The most logical
route to extend service between the airport and the Millyard is along Route 109/ Main
Street. The Town, middle school, high school, and Goodall Hospital have all expressed
interest in converting to natural gas as an energy source. The estimated $2 million in
infrastructure costs are the key to making this critical connection. Early conversations
with Unitil, the local utility company who owns and operates the natural gas system that
runs to the Sanford Airport, have indicated that the utility is not in a position to fund the
extension, but would collaborate with Sanford should funding become available.
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Sanford Brownfields Summary

MEDEP = Maine Department of Environmental Protection
Phase | ESA = Phase | Environmental Assessment
Phase Il ESA = Phase | Environmental Assessment

VRAP = Voluntary Response Action Program

REC= Recognized Environmental Condition
SVOCs = semi-volatile organics

UST = Underground Storage Tank

AST = Abovegroun Storage Tank

Property Property ID | Current Land Environmental MEDEP Findings
Name Use Investigations Regulatory
Status
[Millyard Area
Reeves-Map |Reeves-Map Vacant Phase | and Il ESA Not listed
J29 Lot 17E | J29 Lot 17E Potential impacts from offsite sources, stormwater
runoff, petroleum and chlorinated solvents
Reeves-Map |Reeves-Map Vacant Phase | and Il ESA VRAP
J29 Lot 17E | J29 Lot 17E Petroleum and chlorinated solvents impacts to soil and
groundwater from off and on-site sources, metals (hex
chromium) impact to groundwater from on-site source

Reeves- Reeves- Vacant Phase | and Il ESA Not listed

Riverwalk-2 [ Riverwalk-2 Potential impacts to soil from potential upgradient
offsite sources, chlorinated solvent impacts to
groundwater from potential upgradeint off-site sources

Rierwalk-4 37,39 and Resdential Phase | ESA Not listed

41 High Housing REC: Upriver historic mill use. No further investigation
Street conducted.
Rierwalk-5 0 Bougie Vacant Phase | ESA Not listed |RECs: Historical buildings & use of the Site for activities
Lane associated with lumber work;
upriver historic mill use.
No further investigation conducted.
Riverwalk-7/ 0 Emery Vacant Phase | ESA Not listed
Riverwalk-7A Street RECs: Historical buildings & use of the Site for activities
associated with lumber work;
upriver historic mill use;
Reported Phase Il investgation & remediaotn on-site;
Potential impact from off-site sources.
No further investigation conducted.
Stone & Stone | 72 Emery Phase | and Il ESA VRAP Petroluem (diesel range organics) , SVOC
Street contamination to soil and groundwater. Onsite
sources.
Outside Millyard Area
Gallo Property | 102 Cottage |Restaurant Phase | ESA Not listed
Street
RECs: current/historical USTs onsite;
reported gasoline & oil release from onsite UST/AST;
historical Site use as xervice station/tire shop/fuel oil
co.;
historical use of abutting property as aut repair shop.
No further investigation conducted.

#1 Pond #1 Pond |pond/public Phase | ESA Not listed |Possible presence of hazardous substances and/or
park/wildlife petroleum products. Phase Il ESA was not conducted.
refuge

Notes:
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SECTION 2

INFRASTRUCTURE
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UNDERSTAND THE CHALLENGES TO CREATE SOLUTIONS:

The Sanford Millyard has obvious remnants of its industrial past. From the mill buildings
themselves to old boiler plants and the lone remaining smoke stack. Less obvious are
the contaminants that lurk within buildings and the landscape itself. Utilizing
Environmental Protection Agency (EPA) Brownfield Assessment and Cleanup Grant
funding as well as other sources, the Town of Sanford and their consultants performed a
number of investigations of sites located throughout Sanford, however most of the
efforts were focused on the Millyard Area. Specifically, the town conducted
assessments, cleanups and engineering improvements at No.1 Pond, International
Woolen Mills, Aerofab Mill, Sanford Mill, Map J29 Lot 17E, and multiple parcels located
north of the main mill complex including the riverside area, the Stone parcel and new
roadway parcels.

Services ranged from Phase | and Il Environmental Site Assessments (ESAs) to building
demolition and cleanup of impacted soil, pre-characterization prior to new roadway
construction, engineering improvements and bank stabilization at No.1 Pond, as well as
post remediation engineering including capping, structural evaluations and parking lot
construction, and pre-characterization prior to construction of a new transportation hub
for the Town of Sanford. In addition funds were used to develop a vision for the Millyard
area. As part of the original assessment grant, the Town of Sanford developed a vision
for a riverwalk. This vision was utilized to generate interest in this forgotten corner of
the town.

The vision, combined with initial assessment on selected Millyard parcels leveraged
future funding including the Revolving Loan Fund and the Cleanup grant for the Aerofab
building. Additionally, the assessment and cleanup activities leveraged CDBG funding for
the construction of a new road to provide access to the Millyard area. The construction
of the new road has been critical in attracting developers to the Millyard complex and
collectively, these efforts have paved the way for the area-wide planning grant, which
has funded this comprehensive planning effort for the Millyard area.

Sanford’s textile production required a wide variety of chemical components that

ranged from petroleum to solvents. Today’s stormwater impacts continue the process
of accretion of contaminants from roadway run-off. The site’s past and present must
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be managed in order to mitigate the effects that these chemical compounds had and
will continue to have on soil and groundwater. Further, there is evidence of
groundwater impact from upgradient off-site sources at some of the Millyard
properties.

REMEDIATION OPTIONS:

The remediation strategy for the Millyard is to systematically contain, treat, or
remove contaminants within each parcel to prepare them for renovation and
redevelopment. Through community engagement, it was clear that public opinion is
strongly in favor of a comprehensive cleanup that may include a variety of remediation
technologies. A collaborative approach will be needed to work with various property
owners in the Millyard, while furthering environmental cleanup and redevelopment
activities on the various parcels. While the Town has been successful in securing both
assessment and cleanup money for many of their brownfields, there is still work to be
done throughout the Millyard.

In May 2012 Sanford was awarded an additional $800,000 in EPA Brownfields funding.
S400k has been earmarked for assessment and the other $400k divided into two grants;
one for hazardous cleanup at the CGA site on New Dam Road and the other for
petroleum-related cleanup at a parcel in the Millyard envisioned as a parking facility and
as an access point to the Mousam River. The Assessment Grant will allow the Town of
Sanford to leverage this infusion of capital to bring various and disparate mill building
owners to the table to develop a strategic plan to tackle continued remediation needs
within the Millyard.
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DEVELOP A GAME CHANGER

Extension of natural gas service into the Millyard area could provide the incentive for
perspective tenants to relocate to Sanford. Currently, natural gas lines are located
approximately 4.2 miles away from the Millyard at the Sanford airport. The most logical route
to extend service between the airport and the Millyard is along route 109; Main Street. Unitil
has indicated that extension of a natural gas main along this route might cost SXXX per linear
foot to install. Securing commitments to tie into the gas system from enough perspective
customers currently located in Sanford (e.g Sanford Hospital) would increase the feasibility that
Unitil would construct the gas main as opposed to only constructing the main for the purpose
of solely serving the Millyard initially.

INFRASTRUCTURE ANALYSIS

WATER:

The fire protection capacity of the Millyard is excellent. According to representatives from
Sanford, there is approximately 9,000 gpm of fireflow available at a residual water pressure of
20 psi in the distribution system. However, additional information regarding the age of the
water main infrastructure, material of the pipes and the repair history of the water mains in the
area might dictate whether replacement of the infrastructure is warranted.

In addition to potable water mains for drinking and firefighting purposes, the Millyard area
contains raw water penstocks for mill use. It should be noted that the flow control for the
penstock mains, which directs water from the Number One pond in Sanford through the
Millyard, are difficult to operate. Should the need arise to utilize these mains again; caution
should be taken when operating the flow control devices.

SEWER AND DRAIN:
The sewer capacity in the Millyard is adequately sized to accommodate future development
that would produce similar wastewater volumes to those seen when the mills were in active

use.

The storm water drain system in the Millyard appears to be adequate. We are currently
reviewing the dye testing report performed for the Town to confirm connectivity of the site

storm water features in the Millyard.



ELECTRICAL:

Currently, the Millyard and in particular the riverwalk area contain above ground electrical
power lines. Upon speaking with Central Maine Power (CMP), there does not appear to be any
upgrades scheduled in this area in the foreseeable future. In two to three years, there is an
electrical upgrade/extension planned for Lebanon, Maine. The extension will originate out of
Butler’s Corner in Sanford.

The existing subsections that feed the Millyard are named 112A and 114A. The available power
through these subsections is currently 34 kilovolts. This is the lowest power run through their
trunk lines. In comparison, 115 kilovolts and 344 kilovolts are the other transmission capacities
that are operated through their trunk lines.

According to CMP, it is very expensive to lower above ground power lines into underground
conduits. As it pertains to the riverwalk, CMP might consider a scenario that has above ground
wires on either end of the river walk and below ground wiring along the river walk a lightning
trap. However, having this work performed is not inconceivable. The City of Portland did
request and have this type of work performed for the Olde Port area of the City. We currently
are requesting the engineering department of CMP provide a budgetary cost to conduct this
work at the proposed river walk.

STRUCTURAL ASSESSMENT OF WALLS ALONG PIONEER AVENUE:

An assessment was done to inspect the condition of the sidewalk and retaining wall along
Pioneer Avenue. The sidewalk seems to be in good condition with some minor concrete losses
at the corners. The sidewalk seems to be reinforced with steel rebar with one edge set up on
top of the wall without any in-fill. The side of the street closest to the sidewalk seems to be in
good condition too.

The retaining wall is a concrete piers system with recessed stone infill (double check mortar).
The concrete in the piers seems to be in good condition. Overall, from the street, the retaining
wall seems to be in good condition.

CUTTING/CAPPING/ABANDONING UTILITIES FOR FUTURE DEVELOPMENT:

Any utility work that is performed should be coordinated with paving schedules for the roads in
the Millyard. Should water or sewer services be added or improved, those services should be
brought to the property line, capped and properly documented to enable relocation of the end



of the service. Capping at the property line creates the least amount of disturbance to surface
features located on public property.



HOT PHOTOS OF INFRASTRUCTURE
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SECTION 3

COMMUNITY

Sanford Millyard July 31, 2012 Section 3



HARNESS THE SITE’S LATENT ENERGIES:

The Sanford Millyard and the land adjacent to the Mousam River offer exciting
opportunities to harness, capture, and store the site’s natural energies. Renewable
energy technologies of today include wind, solar, geothermal, bio-energy, hydropower,
tidal/wave or ocean, and hydro power. For the purposes of the Millyard, geothermal
and solar power offer the most potential to decrease reliance on traditional fossil fuel
sources and to assist in rebranding the site from a contaminated place to a sustainable
destination.

GEOTHERMAL:

A Geothermal Heat Pump (GHP) system is a heating and cooling system that takes
advantage of heat stored in the ground. The system uses the stability of underground
temperatures to extract heat in the winter to warm spaces and cool building
temperatures in the summer. A GHP system does not have aesthetic impacts. The
infrastructure is below-grade and can be integrated with the landscape architecture of
the site with minimal modifications. There are no adverse environmental impacts in a
properly designed and installed GHP system. However the investment for installation
costs of the infrastructure is substantial. Depending on the size of the system and
number of buildings served, the payback period could range anywhere from 7 to 25
years. Geothermal energy systems have been successfully incorporated into recent
construction projects elsewhere in Sanford in recent years.

SOLAR:

Solar photovoltaic (PV) systems require unshaded or open areas on roofs or on the
ground, preferably with southern exposure. Solar resources for Sanford are moderate,
although most mill buildings have large, flat, south-facing rooftop surfaces, which lend
themselves well to solar arrays. There are also large areas on the ground adjacent to
the Millyard where a solar array could be installed. While historically ground-mounted
PV arrays have been fenced and preclude public access, new developments in solar
panel mounting technologies allow for the public occupation of the open space beneath
the panels. The payback period of a solar application ranges from 16-26 years.

Sanford Millyard July 31, 2012



WIND:

There are a number of scales at which wind energy is currently being developed. The
Millyard’s proximity to the downtown and water resources coupled with our initial
analysis of wind exposure in the Millyard indicate that smaller microwind turbines may
offer a tolerable payback period, but that large turbines are not feasible nor advisable at
this site.

Sanford Millyard July 31, 2012



Public outreach conducted to inform re-use planning has included:

8.16.11

9.27.11

10.5.11

12.2.11

12.6.11

Kick-off Meeting at Mousam View Conference Center
EPA staff in attendance, Audience Response System (ARS) used for real-
time participatory feedback (attached).

Sanford Regional Growth Council monthly meeting at Town Hall
Weston & Sampson presented initial findings for urban design schematics
and received feedback from the Council.

Airport Market Report Findings Presentation at Springvale Theater
AWPG Team attended airport consultant presentation on the findings of
the marketing report and proposed potential rebranding strategies for
Sanford. A key take-away was making Sanford a gateway for the coastal
community to fly into Maine and head east.

Presentation at “Holly Daze” Festival at Fabulous Formals Storefront
Millyard Planning Open House (after Holiday Parade and tree lighting)
where over 200 residents and visitors stopped in to listen to a
presentation made by Letitia Tormay of Weston & Sampson on potential
re-use scenarios for the Millyard, view the model made by the high
school students, and have some Shane’s of Maine ice cream. A handout
with polling questions was distributed to all attendees and those have
been returned to Town Hall over the last few weeks. Comments are
summarized and attached to this report.

Presentation to Students at Sanford High School Library

40 students from the Regional Technical Center and Sanford High School
attended. Participation was encouraged through the use of ARS,
collaborative brainstorming and voting.



Public Input Gathered at the August 16™, 2011 Kick-Off Meeting



Kick-off Workshop
August 16, 2011 Q+A
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IMPLEMENTATION




| have used this means of public
participation/engagement in the past?

63%

1. Yes
2. No




| am from?

46%

1. Sanford
2. York County
3. Elsewhere
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. Other

The best team is baseball is?

65%

Boston Red Sox
New York Yankees
Sanford Mainers
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Maine is best known for?

Lobsters 69%

Lighthouses
Moose
Romantic getaways

13% 13%




. Other

What does an Area Wide Plan
mean to you?

. An opportunity to tie 75%
planning initiatives
together

. A fresh look at
planning priorities

. Develop a meaningful
implementation plan
for Sanford




1. Reuse existing buildings

4. Open space and public

With a focus on the Millyard, what is
most important to you?

48%

. Stronger connections
to the downtown

. Improved traffic flow

access to the Mousam
River

. Other




How should we measure short-term
success?

. It leads to future
funding

53%

. It helps to change the
image of the place

. Increase in tax base
and employment

. A number of sites are
no longer
contaminated




How should we measure long-term
success?

1. Itis implementable 78%

. It results in an
inclusive process

. The work is a catalyst
for future
development

. All brownfield sites are
remediated




How much public engagement is
appropriate?

. A lot: multiple

community forums 63%

. Some: strategic
engagement

. Very little: focus time
on implementation

. None: synthesize
what has been done
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What are the competitive advantages
for the Mill Yard?

1. Skilled workforce

56%

2. Airport access

3. Inexpensive land
facility costs

4. Energy
5. Other




What do you feel are the most likely
reuses for the Mill Yard?

1. Mostly residential

67%

2. Mostly industrial

3. A mix of residential
and industrial

. Arts, culture and
academic space

. Other




If there is a market for industrial uses,
which ones should be sought?

1. High-tech
2. Locally-based 51%
companies

3. Vocational (Vo-tech)

training

4. Anything possible 18%
5. All of the above ‘




. Coffee roasters

kW e

. Commercial bakery

If there is a market for “artisan” food
production, which ones?

58%

Brewery
Chocolate making
Hydroponic farming




If there is a market for cultural
programming, which ones?

35%

. Theater/performance
Museum(s)
. Textile artist studios

. Indoor playground /
rock climbing gym

. Other




How should we address the Mill Yard’s
historic character?

55%
1. Preserve and reuse as
much of the complex

as possible

37%

2. Demolish only the
most dilapidated

3. Clear as many of the
buildings as possible




OPEN SPACE



What is an appropriate character for
the Mill Yard’s open space?

43%

41%

1. Village-like setting

. Extension of
downtown

. A unique, campus-like
environment

. Other (TBD)




What are appropriate uses for Number
One Pond and Mousam River?

1. View from afar 62%
2. Walking trails at edges

3. Non-motorized boat
access (canoe/kayak)

4. Swimming and fishing
5. Power generation
6. All of the above




2. All surface parking
3. A mix of on-street,

. Strive to reduce auto

How should one accommodate the
potential parking demand?

. As much as possible in 64%
structured parking

surface and
structured

dependency



What is the appropriate relationship
between the Mill Yard and downtown?

54%

. The Mill Yard is a
distinct district

nvest in the streets in-
netween them

. Integrate the two
. All of the above







. Other

Which brownfield sites should be
addressed first?

76%

. The most
contaminated

. Focus on those sites
most likely to be
rehabilitated

. Remediate all of them
as soon as possible




Should the Town invest in cleaning up
Number One Pond and the Mousam
River for more active use?

51%

. Yes, it should be a
priority

. Yes, if funding is
available

. No







THANK YOU!
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Kick Off Events, Friday December 2, 2011
4:00pm — 7:30pm

4:00 pm —7:00 pm
Holiday Open House Cider & Cookies, Sanford-Springvale Art
Association, 917 Main St., Downtown Sanford

4:00 pm —8:00 pm
Holly Village Shops Grand Opening at the former Kennebunk Savings
Bank, 883 Main St., Downtown Sanford

5:30 pm

Annual Holly Daze Parade & Santa’s Arrival, Parade begins at Dairy
Queen on Main St. and ends at Mid-Town Mall.

Garnsey Brothers @ 909 Main Street, serving Hot Cocoa

Following the Parade

Lighting of the Christmas Tree at Central Park

SRTC Poinsettia Sale to benefit SRTC Landscape & Horticulture
Program

Millyard Redevelopment Open House hosted by Sanford Regional
Economic Growth Council. Doors open at 5:30, with presentation and
refreshments immediately after the tree-lighting, 907 Main St.,
Downtown Sanford

7:15 pm —8:00 pm

Free Zumba Tonic Dance Class, recommended for kids ages 5-10.
Northern Explosion Dance Studio, Mid Town Mall, Downtown
Sanford

7:30 pm
Dickens’ A Christmas Carol, Sanford Maine Stage, Nasson
Community Center, 457 Main Street, Springvale [ Page 1]

Millyard Redevelopment Open House Feedback!
Please return to SREGC, 917 Main St., Sanford ME 04073

What do you feel are the most likely reuses for the Millyard?

1. Housing 4

2. Industrial 2

3. A mix of residential and industrial space 9

4. Arts, culture and academic space 9

5. Other: Sm Biz, Com Off, Inside out Playground- like Waterville, ME

With a focus on the Millyard, what is most important to you?
1. Reuse existing buildings 10

2. Stronger connections to the downtown 8

3. Open space and access to the Mousam River 3

4. Other: More stores

How should we address the Millyard’s historic character?

1. Preserve and reuse as much of the complex as possible 7

2. Demolish only the most dilapidated 6

3. Remove as many of the buildings as possible 2

Fix windows

What is an appropriate character for the Millyard’s open space?
1. Village-like setting 4

2. Extension of downtown 9

3. A unique, campus-like environment 2

4. Other: City setting

How should one accommodate the potential parking demand?

1. Structured parking 6

2. All surface parking 0

3. A mix of on-street, surface and structured parking 6

4. Strive to reduce auto dependency 4

Additional information will be posted at www.sanfordgrowth.com
[Page 4]




economic development, workforce development, business finance
and tax incentive matters. Mr. Nimon is a graduate of the University
of Maine with a degree in political science and resides in Springvale.

Millyard Open House Presentation ~ Letitia Tormay,
RLA Landscape Architecure, Weston & Sampson, Peabody, MA
Letitia Tormay is a Landscape Architect with Weston & Sampson in
Peabody Massachusetts. She brings to the table 15 years of design
experience working with award winning firms in the Boston area.
She has worked on several innovative mill restorations including;
Museum Lewiston/Auburn in Maine, Wood Mill in Lawrence
Massachusetts and Boot Mill in Lowell Massachusetts. She began her
career working in Saco Maine and living in Portland for far too short
a time and gets back to Maine any chance she gets. She is the lead
designer for the open space portion of the project which focuses on
knitting together all the exterior spaces into a dynamic new outdoor
experience for visitors to the future mill yard.

A S Tbrr D

To The Many Millyard Redevelopment Project Participants
And the Generousity of All of our Open House Sponsors

Sanford Regional Technical Center Students
Sanford Regional Technical Center Faculty
WSSR~TV Studio Students and Staff

Jeff Shain— Shain’s of Maine

Rose Caron ~Rosa’s Bakery

David Mongeau~French Connection

George Sleeper

Sanford Downtown Legacy

Weston & Sampson

All current and future involved citizens

Economic Development in the heart of York County, Maine’s Southern Gateway

The Sanford Regional Economic Growth Council (SREGC) is a partnership of the Town of Sanford,
the Chamber of Commerce and the Industrial Development Corporation. This evolving organization
is chartered to be the leading economic development organization in central York County and has
embarked on an aggressive and cutting-edge strategy to increase the prosperity of its citizens and
enhance the area's economy. [ Page 3 |

Sanford was first settled in 1739. Incorporated a town in 1768, it
was named after Peleg Sanford. The Mousam River provided water
power for industry allowing Sanford to develop into a textile
manufacturing center. Products included cotton and woolen goods,
carpets, shoes and lumber. Skilled textile workers were attracted to
Sanford from the woolen centers of England, the French-speaking
provinces of Canada, and from other foreign countries.

The Sanford Goodall Mills were the largest textile mills of their type
in the world at that time.

One of the key objectives of the SREGC partners is the
redevelopment of Sanford’s historic Mill Yard District which was
once the economic engine for this community and this region.
Several exciting opportunities have recently emerged within the
district including: the town’s construction of a much-needed road to
support and facilitate development; developers like Brady-Sullivan
and the Northland Group committed to converting former mill
buildings into multi-million dollar mixed-use development projects;
receipt of a coveted pilot grant from the EPA to ensure achievable
action steps; and receipt of an FTA grant for the Sanford
Transportation Center (STC) which will serve as an intermodal hub
for public transportation and intercity bus riders.

A coordinated approach to the cleanup and redevelopment
of Brownfields sites will go a long way to restoring the Mill Yard’s
historic economic role. These activities send a powerful signal to
other developers about the development potential of Brownfield
sites. But all of this depends on maintaining momentum. There are
still many Brownfield sites that need to be cleaned up, such as the
STC site in the Mill Yard. This can be achieved with smart community
planning, and continuous positive community involvement.

Millyard Open House Welcome-~Jjames F. Nimon

James F. Nimon is the Executive Director of the Sanford Regional
Economic Growth Council. Prior to his appointment, Mr. Nimon
served as the senior economic policy advisor to Governor John
Baldacci advising the Governor on all economic development issues
ranging from the redevelopment of the Brunswick Naval Air Station
to the operation of the Department of Economic and Community
Development (DECD). Mr. Nimon has also held senior-level posts in
the last four administrations, including: program director/loan
officer with the Finance Authority of Maine; workforce development
director with the Maine Department of Labor; and business
development/tax incentive director at DECD. These experiences have
kept Mr. Nimon successfully engaged over the past thirty years with
hundreds of companies and communities as they addressed [ Page 2]
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Maine is best known for?

87%

1. Lobsters
2. Lighthouses
3. Moose




> w e

The best baseball team is

Boston Red Sox 50%
New York Yankees
Sanford Mainers
Football is better




| have used this means of public
participation/engagement in the
classroom?

80%

1.Yes
2.No




What do you feel are the most viable
reuses for the Millyard?

40%

1. Housing
2. Industrial

3. A mix of residential
and industrial space

. Arts, culture and
academic space

. Other




1. Reuse existing buildings

With a focus on the Millyard, what is
most important to you?

33%

28%
. Stronger connections

to the downtown

. Open space and
recreation access to the
Mousam River

. Other



| think we should preserve as much of
the Millyard architecture as possible?

82%

1.Yes
2.No




1. It leads to future funding
. It helps to change the

. It increases jobs
. It trains the next

. It cleans up our

How should we measure short-term
success?

34%

image of the place

generation of work force

downtown




How should we measure long-term
success?

50%

1. Itis implementable
2. People feel involved

3. The work is a catalyst
for future
development

4. All contaminated sites
are cleaned up




How much public engagement is
appropriate?

. A lot: multiple
community forums

58%

. Some: strategic
engagement

. Very little: focus time
on implementation

. None: synthesize
what has been done
to date




A S

What kind of place does the Millyard
need most?

82%

Community Center
Coffee Shop
Bakery

Textile Museum
Kayak / Bike Rental




If there is a market for cultural uses,
which ones?

64%

. Theater/performance
. Museum(s)
. Artist studios

. Indoor playground /
rock climbing gym

. Other




How should we address the Millyard’s
historic character?

1. Preserve and reuse as 26%
much of the complex
as possible

2. Demolish only the
most dilapidated

3. Remove as many of
the buildings as
possible




1. Village-like setting

What is an appropriate character for
the Millyard’s open space?

56%

. Extension of
downtown

. A unique, Millyard
campus-like
environment

. Other




4. Power generation 15% 15%

What are appropriate uses for
Number One Pond and Mousam
River?

. Walking trails at 62%
edges

. Non-motorized boat
access (canoe/kayak)

. Swimming and fishing

. All of the above




1. Structured parking
2. All surface parking
3. A mix of on-street, 35%

How should one accommodate the
potential parking demand?

59%

surface and
structured parking

. No parking, use public
transportation



Which brownfield sites should be
addressed first?

59%
. The most

contaminated

. Focus on the
properties most likely
to be rehabilitated 24%

. Remediate all of them
as soon as possible

. Other

24%




Which is the most appropriate type of
renewable energy for the Millyard?

A T

. Photovoltaic panels

(on roofs)

Wind

Geothermal (ground)
Hydropower

All of the above

43%

49%

——




THANK YOU!
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Student Input Gathered at the December 6", 2011 Presentation to Sanford High School and
Sanford Regional Technical Center Students



SECTION 4

ECONOMIC DEVELOPMENT
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NEIGHBORHOOD STABILIZATION:

The reuse of the Millyard buildings will have significant and ongoing economic impact
beyond the historic buildings themselves. The buildings and the legacy they represent
can be the foundation for new economic development. A commitment to reinvesting in
the Millyard is also a commitment to the downtown, particularly the older residential
neighborhoods nearby, the Midtown Mall and Main Street. By focusing attention and
policies to the Millyard, Sanford is directing resources to the area that needs them most
thereby creating a catalyst that will create a ripple effect of pride of place that will lead
to improvement and ultimately private investment.

INCREMENTAL GROWTH:

The rehabilitation and reuse of the Millyard will take a generation or more to become a
destination in and of itself. One must look beyond traditional market analyses and seek
out a mix of place-specific, non-traditional uses that can create vitality and reposition a
property or district as an interesting destination. Over time, these initial uses can build
value and generate a more positive image for the area that leads to new interest in the
remaining unoccupied space.

Some of these unique uses may include tenants like Eastern Mountain Sports, a
company whose goal is to help people experience all aspects of outdoor recreation.
They often hold outdoor demonstration expos where individuals can try outdoor gear
like kayaks, bicycles, hiking boots, running shoes, mountain climbing, and camping gear.
The Millyard offers a compelling setting for a regional retail location as well as a place
for these outdoor demonstration events.

Another potential business fit comes from the indoor agriculture industry. These
businesses, whether they grow tomatoes like Backyard Farms in Madison, Maine or
mushrooms like Farming Fungii LLC, also of Maine, have a need for large open floor
plates, access to sufficient clean water, and inexpensive power. The Millyard buildings
also offer loading docks and direct access to air distribution through the Sanford Airport.

Industrial education and vocational training also offer a strong fit for use of the existing
mill building infrastructure. The Sanford Regional Technical Center offers programs in
automotive, building trades, computer-aided design and drafting (CADD), culinary arts,
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environmental science, health occupations, precision manufacturing and welding among
others. These programs provide hands-on job training for students and prepare them
for careers in professional trades. The Millyard offers a potential venue for some of
these programs to expand based on the continued demand for skilled workforce labor.

The Nellie Mae Education Foundation (NMEF), the largest charitable organization in
New England focused exclusively on education, has awarded a $3.7 Million grant
distributed over three years to support student-centered approaches to learning among
in Sanford, Maine. The grant will support the ongoing efforts of the Sanford School
System to implement long-term plans to reshape their systems to help all students
succeed at a higher level in an increasingly changing world. Part of these grant monies
will be allocated to re-branding Sanford’s educational system and communicating the
profound work being done throughout the district. It is possible that expanding
technical support facilities to the Millyard can help boost an already rising star in the
Sanford School System.

TRANSIT:

The construction of the Federal Transit Authority (FTA)-funded Sanford Transit Center
(STC) is an added benefit for the Millyard’s redevelopment. It will enable more people
to access the area and create a multi-modal destination for pedestrians, bikes, and
buses. The proximity of the STC in downtown and adjacency to the Mill complex will
allow for greater connectivity.
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CITY VISIONS ASSOCIATES

ECONOMIC DEVELOPMENT

Sanford Mill District:

Assets

Mill Properties Structurally Sound; relatively well maintained
Motivated owner/potential partner in WASCO

Strong potential link to downtown

Road investments already made

Parking likely can be incorporated within

Rich historical fabric

District relatively intact

Initial activity underway (Northland)

Sanford Mill District:
Challenges

Limited local demand

Far too much space available

Lack of clarity in Fratti goals for his property

Int’l Woolen Mills negative value (cost of clean-out likely exceeds disposition receipts)
Mills properties similar to many similar vacant mill properties throughout Maine; lacks
distinguishing characteristics

No redevelopment strategy in place (current)

Sanford “under the radar” as business location (current)

Town of Sanford:

Assets

Mousam River scenic value: waterfalls, ponds, integration into Town’s industrial past
Connection to regional system of water-based recreation and trails. Headquarters location?
Access to Boston markets

Potential energy production (solar + small scale hydro power)

Town of Sanford:
Challenges

Major water features mostly hidden or out of view
Lack of strong identity

Few businesses utilizing access to Boston markets
Competitive disadvantage with coastal communities

Market Demand

Limited potential based solely on internal characteristics and current conditions

Sanford Maine City Visions Associates



Initial likely tenancy will be more difficult without strong plan for remainder of Mill Yard
“Value” of Mill District location will be determined to a great extent by the strength of the
draw/interest in Town of Sanford as a community with a particular niche.

Important to start small, with viable initial project/tenant that helps build value and reinforces
the character of the area.

Initial project and community “repositioning” need to move forward simultaneously

Sanford Mill District:
Preliminary Conclusion

“The ability to craft and implement a successful redevelopment program for the Sanford Mill
District properties depends as much on the desirability of the Town of Sanford as a business
location as it does on the specifications and economics of the properties themselves. The most
strategic approach is to build upon Sanford’s existing assets in the development of a “brand”
that is focused on a specific market niche most likely to benefit from the assets of the Town, and
that is not currently identified with any other community in Maine.”

Sanford Market Niche:
A Center for...

Sustainability
Healthy Lifestyle

Outdoor Recreation

The Town of Sanford:

A Center for Sustainability/Healthy Lifestyle/Recreation

Strong connections to regional trail and river recreation system

Hydro power (small scale) potential to serve Mill District tenants

Usable water flow (unmetered) potential for certain businesses/industries
Environmental model (national model) of restoration of Mill Pond #2
Reuse of major existing mill buildings

Historic- and continued (small scale) production of natural fabrics

Example Tenants

SUSTAINABLE ANCHORS
The Textile Museum
Center for Manufacturing Excellence
Maine Innovation Center
Vo-Tech Education

Solar Innovations

Wasco Welding Warehouse
HEALTH + WELLNESS
Sanford Senior Center
Daisy’s DayCare

Endorfun Sports
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York County Yoga
Health + Wellness Clinic
Organic Grocery
Hydroponic Farming
Bodwell Bodyshop

Potential Niche Business/Tenants Profile

Natural/organic businesses with large scale space/water requirements: e.g. Coffee roasters,
hydroponics, natural fabric production

Aquatic recreation —base businesses (e.g. canoe/kayak production/sales/rental

Energy related users (e.g. solar panels, etc)

Ancillary synergistic uses (microbreweries, fabric shops, natural foods, etc)

Small, working Maine textile museum/center (may not be sustainable on its own, but would be
more viable as part of a community/district theme)

Distinct and different from market of coastal communities

NOTE: This niche could ultimately attract retail tenants, but early focus should not be on
wholesale/production. Availability of inexpensive space with good access to Boston market is a stronger
case statement than retailing that depends upon traffic volumes

Sanford Mill District Strategy

Property Acquisition: Current assumption that best option is to attempt to publicly acquire
Fratti property. Given the limited financial options available to the owner without a
“partnership” with the Town, an outright acquisition would be overly burdensome for the Town
financially, and reduce the attractiveness of the owner considering other options in which his
value may increase over time.

Parking: is necessary in any reuse scenario, with structured parking much more expensive than
surface parking. Even with surface parking, some selective demolition would be required.
While this may have residual benefits in reducing the overall square footage, it is suggested that
the first parking option to be considered would be to accommodate parking needs within
certain corridors of the existing mill properties. This will also reduce square footage and reduce
costs as well

Public Sector Leverage: The redevelopment of the Mill District will be a long term effort, and
early catalytic actions that can jump-start activity and interest should be prioritized. Actions in
which the Town and/or other public sector actors can influence and leverage early activity
should be pursued aggressively. Examples of such potential leveraging actions include the
location of the Vo-Tech School in the Mill District as well as other programs and certain
components of the High School that can not only provide a richness to these programs, but
indicate to potential private businesses and tenants that the community supports the Mill
District Plan in action, not mere words.

Sanford Mill District Strategy:

Next Steps (preliminary)
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1. Consider and evaluate Sustainability/Healthy Lifestyle “Niche” more fully (or determine
alternative niche). Without a more clearly defined targeted strategy, the Sanford Mill properties
will have difficulty competing with many other similar properties available throughout the State

2. Actively assess/investigate the reintroduction of alternate power potentials and the re-creation
of Number 2 Pond. Both can become integral elements of the strategy and provide extremely
valuable publicity, recognition, and reinforcement of the new focus of the community.

3. Begin direct discussions with the owner of the International Woolen Mill property, advising him
of the economic potential of certain redevelopment strategies and partnerships utilizing a
variety of tax credit programs that may likely provide him with more financial benefits that
selling the property.

4. Likewise, begin similar discussions with the owner of the WASCO property

5. Undertake a detailed redevelopment analysis of the Mill District properties under such a market
niche strategy. Such an analysis will determine phasing, initial targeted property
redevelopment and tenancy and future phases, development partnership options and tax credit
analysis, public infrastructure needs.

6. Develop a partnership with the entities involved with the Maine Clean Tech Corridor
(University of Maine’s Department of Industrial Cooperation, New England Clean Energy
Council, E2Tech).

7. Begin outreach to targeted business niches

8. Pursue partnership opportunities with the proposed new Voc-Tech School and the High School

Sanford Maine City Visions Associates



POCKET GUIDE TEXT: Economics
The ability to craft and implement a successful redevelopment program for the Sanford Mill District

depends as much on the desirability of the Town of Sanford as a business location as it does on the
economics of the properties themselves. The most strategic approach is to build upon Sanford’s
existing assets in the development of a new “brand”. The brand must be focused on a specific market
niche that is most likely to benefit from the assets of the Town as a whole, and one that is not currently

identified with any other community in Maine.

Sanford’s market niche is to become a Center for Sustainability, Healthy Lifestyle and Outdoor
Recreation. The Town already has a strong trail network and culture of water recreation. The Mousam
River and a new Riverwalk build on this system. The incremental reuse of the Millyard complex, and the
creation of a new Riveryard centered around “Number 2 Pond”, help to connect the redevelopment of

the Mills with the remediation of the land adjacent to them.

With close proximity to downtown and a rich building fabric, the rehabilitation of the mill buildings
themselves are already in progress with new residential housing in the Sanford Mill. Additional tenants
centered around the culture of industry can foster a linkage to the area’s rich tradition of fabrication and
production of natural fabrics. Renewable energy technologies (solar, hydropower and geothermal) offer
a potential to attract certain industries that would not otherwise come to the Millyard. These
technologies combine to create a national environmental model for power generation and

sustainability.

The redevelopment of the Mill District will be a long term effort. Nevertheless, early catalytic actions
can jump-start activity and interest. Actions in which the Town and/or other public sector actors can
influence early activity must be aggressively pursued. Examples of such potential leveraging actions
include attracting institutional or educational anchors that can complement their existing programs and
signal to potential private businesses and tenants that the community supports the Mill District Plan. It
is critical to start small, with a viable initial project and tenant that helps build value and reinforces the

character of the area.

Sanford Maine City Visions Associates



MEMORANDUM

To: Cheri Ruane, Team Leader, Landscape Architecture, Weston & Sampson
CC: Drew Leff, Principal, GLC Development Resources LLC
David Gamble, Principal, Gamble Associates
From: Arthur Jemison, Senior Project Manager, GLC Development Resources LLC
Date: November 30, 2011
RE: Economic Development Recommendations & Market Analysis, Sanford Mill

Yard, Sanford, ME

Executive Summary

The Town of Sanford has engaged Weston & Sampson, Gamble Associates and GLC
Development Resources to identify a land use plan and development strategy to revitalize the
Sanford Mill Yard.

The role of the Economic Development Recommendations & Market Analysis is to identify
which land uses should be targeted for properties which are not currently being redeveloped in
the Mill Yard, such as the WASCO Building, and the International Woolens Building. We are
also charged, with the rest of team, to think about the area along the Mousam River as it travels
through the Mill Yard. As the development voice on the team, we have used data, interviews and
comparisons to identify what uses are feasible and what strategy should we use to effectuate
redevelopment.

The Mill Yard area presents a unique opportunity for a public-private redevelopment project. To
understand the public actions that should be taken to enable redevelopment of the Mill Yard,
there needs to be a clear view of the market perspective of the properties.

Our market assessment is that Sanford, like many of New England former industrial
communities has symptoms of a “weak’” market: a market which includes lower residential and
commercial rents, an oversupply of commercial space; and is separated from the drawing power
of the strong market in Portland, ME and its surrounding area, by 1-95.

This is only the beginning of the story, however. Sanford, ME is well positioned to be one of a
series of successful, former industrial communities in New England by embracing ideas from
places like Holyoke, MA, Pittsfield, MA and Lewiston, ME. The broad strategies that have been
successful are:
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e Mill properties are usually quite large and re-occupancy of these properties (residential
and commercial re-use) requires parking resources, preferably on grade parking
resources. Our clients and people interviewed in comparable cities like Lewiston, ME and
Lawrence, MA indicate that identifying a specific parking strategy enables
redevelopment of large mill buildings.

e Effective partnering with development interests is also critical to redevelopment in
comparable cities: in Lewiston, the City partnered with Tom Platz of Auburn to
redevelop several former mill buildings through a joint venture to develop new parking
facilities and improve roads.

e Clustering certain land uses for purposes of attracting tenants and residents. Specifically
a) education/institutional use; b) residential use; and c¢) private industry in a roughly 30%
each ratio. In underdeveloped sections of VVancouver, BC; Portland, OR and even
Holyoke, MA, cities and states are trying to attract investment to these areas and generate
the clustering that has generated new jobs. These areas have been dubbed “Innovation
Districts”. Some of the early ones in Europe have begun to bear fruit.

e Successful redevelopment of the Mill Yard buildings will require leverage of public
sector resources such as Historic Tax Credits, New Market Tax Credits and as necessary
LIHTC, TIF and other sources.

Crafting an economic development strategy for the Mill Yard also requires a considering how
private development interests would approach the properties and using this as a guide for
prioritizing the related public investments.

Based on our experience, we believe private development interests would seek control WASCO
and International Woolens properties. [We recognize the challenges of site control for the
Town.] Depending on the scale of carrying costs, development interests would likely demolish
the eastern section of the WASCO Property for a surface parking lot that could provide up to
[300] spaces, unless a less-expensive parking field was available or developable near the
building.

Based on our calculations, included as Attachment 1, a feasible mixed-use re-development of
the remaining buildings in the Mill Yard would be best led by a commercial use supported by
historic tax credits (HTC) and new markets tax credits (NMTC).

Next, development interests would seek a commercial “identity” to help attract tenants. The idea
of an innovation district in Sanford, which has the potential residential use in the Northland and
Stone & Stone Buildings; and opportunities for the private redevelopment in International
Woolens; as well as institutional presence of Goodall Hospital in Sanford suggests there may be
linkages that could help market the Mill Yard. Add to this the positive changes in educational
attainment in Sanford and York County, and there may be an identity for the Town to market.
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Finally, development interests would likely seek private and public sources to repair and improve
the existing International Woolens building, which seems to be in the best condition. They would
likely divide the 300,000 SF building into discrete segments of 75,000-150,000 square feet (SF)
with a commercial office segment of up to 70,000 125,000 SF in commercial and 5,000-10,000
SF of retail, for example. This would allow development to come to the International Woolens
property with the least amount of additional parking facilities until there is proven demand.

Economic Development Strategy Recommendations

What would induce a developer to take the risk of buying and controlling this property? The
answer is a tenant ready to occupy the space; and a series of enabling actions by the public
sector. While we cannot control the tenants, we can identify the enabling actions the public
sector can undertake.

Our strategic recommendation is that the Town create a “place” within the Mill Yard around
which redevelopment will occur. On the basis of our review of conditions, we recommend the
following actions to induce that developer and thus that tenant to the Mill Yard.

e Advance current residential projects One element of creating a place is populating it with
the residents that patronize the retail and potentially work in the new facilities. Residents
are critical to the redevelopment of the effort and all reasonable steps should be taken to
ensure that the residential goes forward and is occupied.

e Create parking Whether it is through the demolition of existing buildings (which we
prefer) or a well-designed parking field on the new roadway, parking will be needed to
re-occupy all the Mill Yard buildings. Just re-occupancy of the 300,000 SF International
Woolens building will require 750 parking spaces at a 2.5 spaces per 1,000 SF ratio.
Parking will be critical element to the re-occupancy of the Mill-yard.

e Source and Execute Public Improvements

o0 A well-designed ADA compliant pedestrian connection from the Mill Yard to
Bodwell Street that brings residents and visitors from downtown to the Mill Yard
area.

o Place-making improvements (anything from special pavers and an improved
roadway to a boardwalk along the canal) in the area between International
Woolens and the Northland Building along the Canal through which the Mousam
River travels from Pond #1 have the potential to set the context for future re-
occupancy of the properties.

o Canal improvements, as have been suggested by the work of Weston & Sampson,
which will both remediate the environmental conditions in the wall and soil in the
canal but which also bring the community to the Canal point that is near the
“place” made at the Canal, as described above.

o0 An attraction like a programmable open space in the area along the Mousam
River on the Mill Yard side. This could include elements like a boardwalk, kayak



Mrs. Cheri Ruane

11/30/11

Page 4 of 10

and canoe launches, and if possible the potential to have a “pond” ice rink. The
head house for this programming could be at the place described above or at out
in the open space where the ice and canoe launches are located.

Create energy infrastructure

0 Using the energy generation resources, such as from the City’s right of way
through the Mill Yard could be a way to immediately access geo-thermal
resources that would support the redevelopment of the Mill Yard buildings by
reducing a potential user’s occupancy costs.

o0 Inlieu of development agreements with the owners of WASCO and International
Woolens, the Town could seek agreements that allow installation of solar
equipment, the value of which could be an element of price or equity contribution
for eventual acquisition of the properties by some party.

Together with the 300+ units proposed for the Mill Yard, this initiative and these public
improvements could be marketed as and result in a mixed-use “Innovation District”, a mixed-use
“place” that can attract development partners and most important institutional users for the space.
While industrial park space and space like it is relatively plentiful in the area, a well design
mixed use area is much less common. When implemented, this could help to develop a live- and
work-recreation environment connected to downtown that can support Sanford’s growth.

Market Analysis Summary Findings

Sanford is demographically stable but is not growing at this time. There is demographic
strength in broader York County which is growing, that can be attracted to Sanford with
implications for the residential, and eventually the commercial marketplace.

There is insufficient market demand for market development of new residential and
commercial space. With housing subsidies however, and a ceiling for “affordable rents”
that far exceeds Sanford rents allowing units to be eligible to a number of units. Brady
Sullivan’s proposed development is promising and includes 4% Low Income Housing
Tax Credits (LIHTC) in its project economics.

In the commercial marketplace, there is growth in retail with strip-style developments,
which are continuing to be privately developed. In the office/industrial category, there is
less activity and a significant amount of vacant mill space available, as well as industrial
park space and some second floor space downtown available.

Based on demand and the condition of the mills, there is too much commercial space in
the Mill Yard for full re-occupancy of the buildings. Secondarily, from a parking
perspective, they could not be reoccupied without significant new parking, at grade or in
a new facility. Because of the economic challenges of parking and its impact on the
potential for an open space, selective demolition of certain buildings may be appropriate.
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Demographic & Market Background

Demographics

e The demographics of Sanford indicate a stable town population, in the midst of a growing
York County with increasing educational attainment and growing residential, especially
east of 1-95 and in and around Portland, ME.

o0 The demographics for Sanford area suggest that this area is stable and has stayed
in the same population range (less than 1% change) for the last 3 censuses; the
2010 population was 17,589 people losing only 205 people or 1% in that period.

= By contrast, York County’s population was 197,131 in 2010, up 5.6%
from 2000.
0 The median income was $42,866 in 2009.
» York County median income was $54,414.

0 The educational attainment of the households in this area is clustered in the “high
school graduate” and “some college” categories, with this population accounting
for approximately 85% of the population and approximately 15% with a
Bachelor’s degree or more.

= For York County, the group with “some college” or less is 73% with over
27% with a Bachelor’s degree or more.

0 However, there has been growth since 2000 in the population of people with
college degrees or more, which now make up approximately 15% of the
population of the Town, up from approximately 10% in 1990.

o The Sanford population is relatively old, with the majority of the population 40%
in the 35-65 age bracket with significant growth in the 45-55 age groups over the
last 20 years.

While demographic trends indicate that Sanford has been stable, it is in a growing county in
Southern Maine, experiencing significant in-migration. The information suggests that there is
population growth and diversification to be captured by Sanford if a strategy to appeal to these
migrants can be crafted.

Residential
e According to Gary Samia and confirmed with other local and web sources, the average
cost of a single family in Sanford - South Sanford - Springvale is in the $125,000-
$150,000 range. The price is at or below replacement cost for a new single family home.
e In that same discussion, Samia suggested that the condominium market for this area
should not be a factor in this analysis at this time; condominium sale prices are lower
than their replacement cost.

e Other residential highlights:
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o According to Gary Samia, market rental rates for market units in the area are
approximately 1BR: $550; 2BR: $750; 3BR: $950.
o0 Asrents in Portland and the area east of 1-95 go up, Sanford has traditionally been
perceived as a lower cost alternative.
o Fair Market Rents (FMRs) for the area which includes Sanford are: 1BR: $852;
2BR: $1022 and 3BR: $1,488.
0 The Sanford FMRs are practically the same as the 60% cap on LIHTC eligible
rents (60% of area median income).
= This suggests that the market for Sanford housing is below the affordable
housing eligibility range, which creates an incentive for affordable
housing development.
o Consistent with this, Brady Sullivan’s project is taking advantage of the proximity
of these rental rates to use 4% tax credits to redevelop Mill No.4.

The residential rental market and for sale market is not strong in Sanford, with market and
affordable rents in the same area and sales prices for homes in the Town below or just above
replacement cost. At these rates, new infill single-family housing is likely not feasible unless
land prices are low. It may be more feasible in new subdivisions and more suburban areas. For
apartments, there may be feasibility in redevelopment of existing residential properties without
subsidy but an adaptive re-use or new construction will likely require subsidy.

Commercial

e Like some other mill towns, Sanford has some vacancy in its commercial facilities,
including downtown upper floor offices, and at its industrial park and in the Mill Yard.

e Reviewing recent leases and offering rates for local property, the rate of rent in local
commercial space is likely in the neighborhood of $12.00/SF NNN. Based on market
data, our sector experience and discussions with local developers, we gather that the rate
for new strip retail is likely in the $20/SF NNN range.

e To get a better sense of the commercial user base in the town and what industries they are
in, the five largest employers in were the following.

#1 Goodall Hospital: 1,000-5,000 employees
#2 Pain Management: 500-900 employees
#3 Evonik Cyro: 250-499 employees

#4 Baker Co.: 100-249 employees

#5 Greenwood Center: 100-249 employees

OO0O00O0

e This suggests that like many cities and larger towns, the leading employer is a medical
institution, which can often, through subsidiaries and “clustering” of related industries be
a source of growth. This list also indicates that there is strength in the manufacturing
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sector specifically in the plastics and lab apparatus businesses in which Evonik and Baker
operate.

e According to the Brookings Institute Metropolitan Institute analysis of Southern Maine,
one of the implications of the region’s population and education trends is that based on
the growing educational attainment of the region and the proximity to Boston there may
be economic development advantages. The analysis featured two companies from
Brunswick, and Biddeford in so-called innovation fields such as material science, and
referenced the University of Southern Maine and Maine Medical Center. Their study
citied these kinds of companies and institutions as places from which there could be
regional growth.

e Focusing on the market for the buildings in the Mill Yard, the 2008 appraisal report on
the Former Sanford Mills Building at 61 Washington Street identified a price range for
mill buildings in the area based on recent competitive sales. This analysis indicated a
$4/SF price for local mill buildings before accounting for internal condition. On the basis
of a specific analysis of this mill in the Mill Yard, the cost to bring it to a saleable
condition exceeded the potential sale price: this is likely indicative of the condition of
other Mill Yard Buildings.

Based on this information, the market for retail space appears to be strongest, achieving rents
that can drive strip-style development without subsidy. The commercial office and industrial
sector is not producing rents in Sanford that could drive new adaptive re-use or new construction
without subsidy.

Comparable Cities & Initiatives

To identify redevelopment ideas for re-use of the Mill Yard property, we spoke with officials and
consultants working in Lewiston, MA, Holyoke, MA and Pittsfield, MA and reviewed plans for
redevelopment in two comparable communities with significant Mill Yards. These cities were
selected for comparability to Sanford, in particular because unlike some other successful mill
revitalization they have not been able to draw directly from the power of a regional market like
metro Boston or the 1-495 corridor.

e Lewiston, ME is in Androscoggin County, north of Sanford and has a population
roughly twice the size of Sanford at 41,592 in 2010. Like Sanford, Lewiston grew in the
late 19" century with the Bates textile mills, powered by hydropower from the
Androscoggin River in a canal system. After the final mill closed in the 1980’s, the City
became concerned about how to redevelop the Riverfront Island on which all the mills
were located. In the mid-1990’s, the City began to work in earnest with local developers
to redevelop Mill buildings in the City’s Bates Mill complex. Working with the City’s
support, the developer Tom Platz, was able to attract TD Banknorth and LL Bean into
new leased space developed through an adaptive re-use of two of the Bates Mills.
According to interviews with town leaders, critical to the success of the redevelopment
was the City’s commitment to develop large parking facilities as the mills were built out.
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This approach has been successful and led to re-occupancy of approximately 500,000
square feet of space.

Pittsfield, MA is a medium-sized city of 40,000 in Western Massachusetts on the
Housatonic River in the Berkshires. Once home to a very large GE plant where many of
Americas’ transformers were built, as the plans closed, the City lost significant
population, leaving both vacant commercial mill buildings as well as neighborhoods with
significant residential vacancy. Pittsfield has retrenched and worked with Berkshire
Medical Center to focus on its role as a regional medical facility and the local museums
like MassMOCA to position itself as a leader in arts and culture and the urban center of
the Berkshires. Today, much of Pittsfield’s downtown upper floors are home to artists
and the City has several large art events which along with low rents, have brought many
new residents to the City. GLC has worked with the City on plans to demolish vacant
residential and create open spaces where the open spaces connect with the river. The
critical elements of the model here are the role that the arts focus and residential
occupancy play in the revitalization of the City.

Holyoke, MA the City of Holyoke (population 39,880 in 2010) is located along the
Connecticut River in western Massachusetts. The City also grew in the later 19" century
with the growth of the paper industry, powered by a canal system using Connecticut
River hydropower. When the paper industry left the area in the 1960°s and 1970’s,
Holyoke struggled to find a direction for the Mills in its canal district. Recently, a
consortium of MIT, UMass-Amherst and Northeastern came together to develop a high-
performance computing center in Holyoke powered by the same hydropower source,
which is owned by the City. Because the consortium needed significant power to drive its
work, which requires computers to make very intensive calculations quickly, the value of
having relatively inexpensive power was an attraction. The City has used this initial effort
to drive the development agenda in the area, creating a CanalWalk and other public
amenities, in hopes that the possibility of clustering with the center and the low costs of
the place would attract other businesses and institutional partnerships.

Innovation Districts Recently, a number of influential cities such as VVancouver, BC,
Boston, MA and Portland, OR have begun the process of planning so-called innovation
districts. These areas are usually long underdeveloped sections of the City. In these cases,
the City has designated the Innovation Districts and targeted mixed-use development
allowing zoning freedom and other incentives unavailable elsewhere. A frequent target
for their build-out is an equal (approximately 30%) mix of a) education or institutional
use; b) residential use; and c) private industry use. There is evidence that suggests that
areas like this, because of their low relative price point for space and the “clustering”
effect of the use mix, have been successful in driven economic growth and
redevelopment of vacant real estate. Boston, Cambridge and Holyoke are Massachusetts
cities, which in different ways and with different levels of success, are working to create
these districts.
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The takeaways from these examples are the importance of partnering effectively with
development interests, both private and institutional. These comparable cities also feature the
critical role of parking in redeveloping a mill building complex; and the potential of providing
users with a real competitive advantage like inexpensive power or low rents as an incentive to
relocate in a place like Sanford.

Overall Findings & Strateqgic Direction

e While Sanford does not have all the natural advantages of the eastern side of York
County, if the Town and the Mill Yard can create an updated, attractive commercial
identity for the Mill Yard, there is population seeking to migrate to York County which
could support residential and commercial redevelopment there: the concept of an
“Innovation District” should be explored as a leasing strategy and marketing tool.

o Neither residential nor commercial redevelopment in the Mill Yard is likely to be viable
without leverage from public subsidy sources. These resources, including Historic Tax
Credits, New Markets Tax Credit, TIF and others, need to be identified and aligned with
the Mill Yard in advance to encourage development.

e Of these uses, we recommend focusing on commercial use, which appears to meet the
direction and intent of the Town.

e Success in the Mill Yard will require partnership: first, with the property owners such as
the Fratelli family to make the property available to developers and the Town for
redevelopment. Second, the Town needs to identify an approach to locate development
interests (private and institutional) to partner with the Town on what will be a multi-
phase development effort.

e The parking required for redevelopment of the full complement of space (for example,
1M SF of development would require 2,500-3,000 parking spaces) drives a series of
findings. Specifically:

0 There may advantages in selective demolition of buildings with excessive
improvements required for redevelopment;

0 The possibility of replacing these buildings with well-designed and located
surface parking could support project viability in the remaining buildings and
avoid hard-to-source parking facility costs;

o |If the area is to grow into a residential and job center, transportation linkages at
the Mill Yard, both locally and regionally should be considered.

e Given residential growth planned with Brady Sullivan and Northland’s projects, the
Town may want to consider a commercial-led mixed (commercial/retail) re-use of the
International Woolens building, the site of the civic plaza discussed in the draft plan.
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Next Steps

Assuming there is consensus on these findings, GLC will, on an as-needed basis; support Weston
& Sampson in preparing a more specific public-private strategy for the redevelopment;
including:

o Sample private development program, including sources and uses of funds;

0 Recommended Public Realm investments required to support private / institutional
development and applicable sources and phasing (examples are likely to include open
space and parking investments described earlier);

o Economic analysis supporting a TIF or related applicable funding sources.

Attachments

Attachment 1. Sample Sources and Uses for Residential and Commercial Re-Use
Attachment 2: Demographic Information, Sanford, ME and York County, 1990-2009



Sanford, ME

DRAFT RESIDENTIAL Land Use Economic Analysis
Sample Based on International Woolens Property
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USES Notes
Acquisition/SF $ - Available at Refinancing
Hard Cost Rehab/SF $ 60
Soft Cost/SF $ 12 20% soft costs
Total Development Cost/SF $ 72 Assumed Value
Total SF 300,000
Total Development Cost/SF 21,600,000
Per Unit 96,000
SOURCES
Borrowing 8,775,000 80% Loan To Value
9% Tax Credit Equity 4,009,500 See Calculation Below
State Historic Tax Credit 4,860,000 See Calculation Below
Federal Historic Tax Credit 4,104,000 See Calculation Below
Sources 21,748,500
REMAINING CAPITAL GAP (148,500)
[Value Analysis |
Useable Space Ratio 75%
Total Space 300,000
Useable Space 225,000
SF Per Unit 1,000
Units 225
Average Rent, 2 BR unit $ 825 Around 60% AMI - LIHTC Eligible
Annual Estimated Gross Income $ 2,227,500
Property Management/Unit $ 6,000 incl. taxes
Total Property Management $ 1,350,000
Net Operating Income $ 877,500
Capitalization Rate 8%
Value $ 10,968,750
Per Unit $ 48,750
Federal Historic Tax Credits
Eligible Hard and Soft Costs $21,600,000
x Tax Credit Rate 20.00%
Total Tax Credit Amt $4,320,000
x Price $ 0.95
Total Equity Raise 4,104,000
State Historic Tax Credits
Eligible Hard and Soft Costs $21,600,000
X Tax Credit Rate 25.00%
Total Tax Credit Amt $5,400,000
x Price $ 0.90
Total Equity Raise 4,860,000
9% Tax Credit Calculation
Eligible Units 225
Annual Allocation Per Unit $ 22,000
Annual Eligible Tax Credit Allocation $ 4,950,000
Boost 1.00
Tax Credit Rate 9%
Annual Allocation $ 445,500
Tax Credit Period (Years) 10
Total Equity $ 4,455,000
Total Equity Price $ 0.90
Total Equity Raise $4,009,500
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11/1/11

USES Notes
Acquisition/SF $ - Available at Refinancing
Tenant Improvement Costs/SF $ 50

Soft Cost/SF $ 10 20% soft costs
Total Development Cost/SF $ 60 Assumed Value
Total SF 300,000

Total Development Cost/SF 18,000,000

SOURCES

Borrowing 6,750,000 80% Loan To Value
NMTC 3,600,000

State Historic Tax Credit 4,050,000 see Calculation Below
Federal Historic Tax Credit 3,420,000 See Calculation Below
Sources 17,820,000

REMAINING CAPITAL GAP 180,000

[Value Analysis |

Useable Space Ratio 75%

Total Space 300,000

Useable Space 225,000

Annual Rent PSF $ 10.00

Annual Estimated Gross Income $ 2,250,000

Annual Operating Costs PSF $ 7 incl. taxes

Total Property Management $ 1,575,000

Net Operating Income $ 675,000

Capitalization Rate 8%

Value $ 8,437,500

Federal Historic Tax Credits

Eligible Hard and Soft Costs $18,000,000

x Tax Credit Rate 20.00%

Total Tax Credit Amt $3,600,000

x Price $ 0.95

Total Equity Raise 3,420,000

State Historic Tax Credits

Eligible Hard and Soft Costs $18,000,000

x Tax Credit Rate 25.00%

Total Tax Credit Amt $4,500,000

x Price $ 0.90

Total Equity Raise 4,050,000

NMTC Equity Calculation

Eligible Cost Basis $ 14,400,000 |Assumes 80% are eligible
Other Owner Equity $ -

Adjusted Eligible Cost Basis $ 14,400,000

Gross NMTC Price (before fees / legal) | $ 0.25

Total NMTC Equity for Construction $3,600,000




Social Explorer - Sanford CDP, South Sanford CDP, and Springvale CDP

2009 (ACS 5-year

Statistics 1990 Total 2000 Total . 2010 Total
estimate)
SE:T1. Total Population
Total Population 17,767 17,794 18,661 17,589
SE:T7. Age
Total Population: 17,767 17,794 18,661 17,589
Under 5 Years 1,475 8.3% 1,149 6.5% 1,177 6.3% 1,215 6.9%
5t0 9 Years 1,524 8.6% 1,344 7.6% 1,147 6.2% 1,097 6.2%
10 to 14 Years 1,314 7.4% 1,345 7.6% 1,174 6.3% 994 5.7%
15to 17 Years 728 4.1% 875 4.9% 684 3.7% 710 4.0%
18 to 24 Years 1,602 9.0% 1,500 8.4% 1,910 10.2% 1,498 8.5%
2510 34 Years 3,134 17.6% 2,280 12.8% 2,186 11.7% 2,266 12.9%
3510 44 Years 2,390 13.5% 2,851 16.0% 2,664 14.3% 2,221 12.6%
45 to 54 Years 1,553 8.7% 2,300 12.9% 2,956 15.8% 2,716 15.4%
55 to 64 Years 1,419 8.0% 1,493 8.4% 2,408 12.9% 2,207 12.6%
65 to 74 Years 1,337 7.5% 1,272 7.2% 947 5.1% 1,237 7.0%
75 to 84 Years 903 5.1% 1,009 5.7% 977 5.2% 960 5.5%
85 Years and over 388 2.2% 376 2.1% 431 2.3% 468 2.7%
SE:T13. Race
Total Population: 17,767 17,794 18,661 17,589
White Alone 17,313 97.4% 16,981 95.4% 17,569 94.2% 16,580 94.3%
Black or African American Alone 36 0.2% 86 0.5% 233 1.3% 113 0.6%
American Indian and Alaska Native Alone 56 0.3% 61 0.3% 18 0.1% 80 0.5%
Asian Alone 325 1.8% 389 2.2% 380 2.0% 387 2.2%
Q?J;\;e Hawaiian and Other Pacific Islander 3 0.0% 39 0.2% 0 0.0%
Some Other Race Alone 51 0.3% 62 0.3% 57 0.3%
Two or More races 223 1.3% 360 1.9% 372 2.1%
Total Native Hawaiian, Other, and Two+ 37 0.2% 277 1.6% 461 2.4% 429 2.4%
SE:T25. Educational Attainment For
Population 25 Years And Over
Population 25 Years and over: 11,111 11,649 12,569
Less Than High School 3,172 28.6% 2,675 23.0% 2,259 18.0%
High School Graduate (includes equivalency) 4,461 40.2% 4,844 41.6% 4,776 38.0%
Some college 2,316 20.8% 2,864 24.6% 3,660 29.1%
Bachelor's degree 802 7.2% 909 7.8% 1,509 12.0%
Master's degree 246 2.1% 309 2.5%
Professional school degree 87 0.8% 26 0.2%
Doctorate degree 24 0.2% 30 0.2%
Total master's, professional, and doctorate 360 3.2% 357 0 365 0
SE:T33. Employment Status For Total
Population 16 Years And Over
Population 16 Years and over: 13,200 13,772 14,966
In labor force: 8,681 65.8% 8,468 61.5% 9,732 65.0%
In Armed Forces 99 0.8% 24 0.2% 31 0.2%
Civilian: 8,582 65.0% 8,444 61.3% 9,701 64.8%
Employed 7,926 60.1% 8,016 58.2% 9,162 61.2%
Unemployed 656 5.0% 428 3.1% 539 3.6%
Not in labor force 4,519 34.2% 5,304 38.5% 5,234 35.0%
SE:T57. Median Household Income (In 2009
Inflation Adjusted Dollars)
Mgdlan household income (In 2009 Inflation $26,056 $32,799 $42,866
Adjusted Dollars)
SE:T93. Housing Units
Housing units 7,384 7,690 8,315
SE:T94. Tenure
Occupied Housing Units: 6,748 7,186 7,531
Owner Occupied 4,090 60.6% 4,309 60.0% 4,234 56.2%
Renter Occupied 2,658 39.4% 2,877 40.0% 3,297 43.8%
SE:T95. Occupancy Status
Housing units: 7,384 7,690 8,315
Occupied 6,748 91.4% 7,186 93.5% 7,531 90.6%
Vacant 636 8.6% 504 6.6% 784 9.4%
SE:T101. Median House Value For All .
Owner-Occupied Housing Units S oeiiee el Al
Median value $89,598 $89,445 $178,373
SE:T104. Median Gross Rent
Median Gross Rent $448 $499 $752

Note:

Social Explorer Tables: ACS 2005 to 2009 (5-Year Estimates) (SE), ACS 2005 -- 2009 (5-Year Estimates), Social Explorer; U.S. Census

Bureau

© Social Explorer 2010




Demographics, York County, Maine

2009 (ACS 5-year

Statistics 1990 Census 2000 Census estimate) 2010 Census
SE:T1. Total Population
Total Population 164,587 186,742 201,306 197,131
SE:T7. Age
Total Population: 164,587 186,742 201,306 197,131
Under 5 Years 12,185 7.4% 11,016 5.9% 10,690 5.3% 10,311 5.2%
5t09 Years 12,403 7.5% 13,111 7.0% 11,184 5.6% 11,333 5.8%
10to 14 Years 11,581 7.0% 14,030 7.5% 13,488 6.7% 12,293 6.2%
15t0 17 Years 6,806 4.1% 8,116 4.4% 8,773 4.4% 8,154 4.1%
18 to 24 Years 14,396 8.8% 12,807 6.9% 16,138 8.0% 15,243 7.7%
2510 34 Years 29,024 17.6% 23,154 12.4% 21,898 10.9% 20,846 10.6%
3510 44 Years 26,993 16.4% 32,859 17.6% 29,508 14.7% 26,157 13.3%
45 to 54 Years 16,464 10.0% 28,470 15.3% 34,416 17.1% 33,837 17.2%
55 to 64 Years 13,927 8.5% 17,750 9.5% 26,187 13.0% 28,604 14.5%
65 to 74 Years 11,930 7.3% 13,623 7.3% 15,193 7.6% 16,306 8.3%
75 to 84 Years 6,764 4.1% 8,748 4.7% 10,308 5.1% 9,947 5.1%
85 Years and over 2,114 1.3% 3,058 1.6% 3,623 1.8% 4,100 2.1%
SE:T13. Race
Total Population: 164,587 186,742 201,306 197,131
White Alone 162,420 98.7%| 182,177 97.6%| 195,180 97.0% 190,044 96.4%
Black or African American 555 0.3% 785 0.4% 1,246 0.6% 1,108 0.6%
American Indian and Alaska 329 0.2% 451 0.2% 498 0.3% 603 0.3%
Asian Alone 1,095 0.7% 1,367 0.7% 1,844 0.9% 2,096 1.1%
Native Hawaiian and Other 59 0.0% 75 0.0% a7 0.0%
Pacific Islander Alone
Some Other Race Alone 322 0.2% 571 0.3% 512 0.3%
Two or More races 1,581 0.9% 1,892 0.9% 2,731 1.4%
Total Native Hawaiian, 188 01%| 1962  11%| 2538  12% 3280  L17%
other, or two+
SE:T25. Educational
Attainment For Population
Population 25 Years and over: 107,331 127,591 141,033
Less Than High School 22,006 20.5% 17,177 13.5% 14,153 10.0%
High School Graduate 38780  36.1%| 44,641  35.0%| 48335  34.3%
(includes equivalency)
Some college 26,101 24.3% 36,584 28.7% 39,537 28.0%
Bachelor's degree 14,328 13.4% 19,851 15.6%| 26,702 18.9%
Master's degree 6,784 5.3% 9,165 6.5%
Professional school degree 1,607 1.3% 1,988 1.4%
Doctorate degree 947 0.7% 1,153 0.8%
Total master's, professional, 6116  57%| 9338  7.3%| 12,306 8.7%
doctorate
SE:T33. Employment Status
For Total Population 16
Population 16 Years and over: 126,191 145,530 162,747
In labor force: 87,181 69.1% 99,034 68.1%| 111,247 68.4%
In Armed Forces 1,016 0.8% 589 0.4% 733 0.5%
Civilian: 86,165 68.3% 98,445 67.7%| 110,514 67.9%
Employed 80,767 64.0% 95,016 65.3%| 104,547 64.2%
Unemployed 5,398 4.3% 3,429 2.4% 5,967 3.7%
Not in labor force 39,010 30.9% 46,496 32.0% 51,500 31.6%
SE:T49. Industry By
Occupation For Employed
Civilian Population 16 Years
Total Employed Civilian
Population 16 Years And Over 80,767 95,016 104,547
Agriculture, forestry, fishing 1579 1.90% 093 11%| 1,577 1.5%
and hunting, and mining
Construction 6,186 7.70% 7,097 7.5% 8,969 8.6%
Manufacturing 20,964  25.90% 17,670 18.6% 14,045 13.4%
Wholesale trade 2,480 3.1% 3,796 4.0% 2,824 2.7%
Retail trade 14,397 17.8% 12,085 12.7% 13,510 12.9%
Transportationand 4200 530%| 3,982 4.2%| 3664 3.5%
warehousing, and utilities
Information 0 0% 1,980 2.1% 1,976 1.9%
Finance and insurance, and 4989 6.20%| 6327  6.7%| 6931  6.6%
real estate and rental and
Professional, scientific, and
management, and 5,405 6.69% 4,818 5.1% 8,154 7.8%
administrative and waste
Educational services, and 12,387 1520%| 19,508  20.6%| 24170  23.1%
health care and social
Arts, entertainment, and 703 090%| 7515  7.9%| 10208  9.9%
recreation, and
Other services, exceptpublic| 4 a5 54000 4252 45%| 4,790 4.6%
administration
Public administration 2,999 3.70% 3,230 3.4% 3,639 3.5%
SE:T93. Median Household
Income in current inflation-
adjusted $
Median household income $32,432 $43,630 $54,414
SE:T93. Housing Units
Housing units 79,941 94,234 103,840 105,773
SE:T94. Tenure
Occupied Housing Units: 61,848 74,563 80,423 81,009
Owner Occupied 44,313 71.7% 54,157 72.6% 60,503 75.2% 59,483 73.4%
Renter Occupied 17,535 28.4% 20,406 27.4% 19,920 24.8% 21,526 26.6%
SE:T95. Occupancy Status
Housing units: 79,941 94,234 103,840 105,773
Occupied 61,848 77.4% 74,563 79.1% 80,423 77.5% 81,009 76.6%
Vacant 18,093 22.6% 19,671 20.9% 23,417 22.6% 24,764 23.4%
Note:

Social Explorer Tables: ACS 2005 to 2009 (5-Year Estimates) (SE), ACS 2005 -- 2009 (5-Year
Estimates), Social Explorer; U.S. Census Bureau

© Social Explorer 2010
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COMMUNITY ASPIRATIONS:

The Millyard is central to Sanford’s sense of place. The Mill buildings are the most
prominent feature of the landscape, with the striking pillar of the brick smoke stack
visible to all who enter the town. Identifying opportunities to reoccupy even a portion
of the complex will improve the region’s self-esteem and people’s attitudes toward
old industrial buildings.

PARTNERSHIPS:

Preserving the buildings presents a significant challenge; their massive scale and
unmaintained condition make for a complex task. However, saving an endangered
industrial heritage will be made easier by engaging strong partners. Broad, sustained
efforts, combined with creativity will help move the mill buildings off of the endangered
list and on to new roles in which they serve the community in productive ways. Higher
education institutions and healthcare establishments are well-positioned for mutually
beneficial relationships with the Town of Sanford and the repositioning of the Millyard.

Throughout the community engagement process, the Sanford Regional Technical Center
has been an active partner. Students initiated an effort to measure, draft, and create a
scale model of portions of the Millyard to assist in the visualization of alternative futures
for development. Previously students from this program had measured, drafted,
digitally modeled, and recreated the historic concrete balustrade found along the
Mousam River within the Millyard. Most recently, the high school and Technical Center
also facilitated student engagement in two design workshop events held in the Middle
School library.

COMMUNITY REVITALIZATION:

Historic preservation is an effective down-town economic development strategy. More
than ever, cultural and natural assets form the basis for economic development in small
communities. The greatest attractions for economic growth in many towns are the
quality of life, natural environment, historic legacy, and cultural context. Preserving
the character of the Millyard is vital to Sanford’s economic competitive edge over
other towns in the region and northeast United States.

Sanford Millyard July 31, 2012
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Town of Sanford, ME Renewable Energy Alternatives Screening Report

1.0 INTRODUCTION

Weston & Sampson Engineers, Inc. (Weston & Sampson) on behalf of the Town of Sanford,
has conducted a Renewable Energy Alternatives Screening to provide the Town of Sanford
with data and information necessary to make decisions regarding further detailed studies
and/or the possible future implementation of renewable energy systems at the Sanford Mill
Yard site.

The following report provides a technology review of commercially viable renewable energy
technologies, a site screening for wind, solar, and geothermal system development, and an
evaluation of conceptual solar and geothermal systems for the Site. The conceptual project
evaluations include required permits, challenges, preliminary project economics, and
recommended actions for implementation.

20 TECHNOLOGY REVIEW

Renewable energy technologies are generally accepted to include: wind, solar, geothermal,
bio-energy, hydropower, tidal/wave or ocean, and hydrogen fuel cell. Renewable energy
alternatives are generally more expensive than energy conservation measures, which should be
considered first, before implementing a renewable energy technology if the goal is to save
money on energy expenditures. This study focused on wind, solar photovoltaic, and
geothermal renewable energy technologies available to the Town.

2.1 Wind Energy Systems

The terms "wind energy" or "wind power" describe the technology by which the wind is used
to generate mechanical power or electricity. In simple terms, wind turbines convert the kinetic
energy in the wind into mechanical power. This mechanical power can be used for specific
tasks (such as grinding grain or pumping water) or an electrical generator can convert this
mechanical power into electricity.

Wind turbine generators represent a proven and effective renewable energy technology given
proper site conditions and wind resources. Turbines range in size from 2.5 kW to over 3 MW.
Small turbines are generally classified up to 10 kW. Small wind turbines are generally
mounted atop 20-to 120-foot tall towers using a combination of self-supporting monopole and
guyed arrangements. Commercial scale turbines range from 10 kW to 1 MW. Commercial
scale turbines are typically used for on-site, behind the meter use. Utility scale turbines are
classified as 1.0 MW and larger. The utility scale turbine is typically community or utility-
owned and the electricity generated is exported to the grid. Large turbines are commonly
mounted on 70, 80 or 100 meter tall towers and can be over 400 feet tall from base to blade tip.
The American Wind Energy Association (AWEA) classifies turbines greater than 100 kW as
large scale.

A Site Screening for Wind Development at the Site is provided in Section 3.0 of this report.
The site screening is provided for a small turbine only. As detailed in Section 3.0 a

2
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commercial scale or utility scale wind turbine is not considered practical at the Sanford site.
This location lacks sufficient land area and minimum setbacks as required by turbine
manufacturers. However, the Site may be suitable for a small wind or micro wind application.

2.2  Solar Photovoltaic Systems

Solar photovoltaic (PV) systems are used to produce electricity. Solar PV systems require
unshaded open areas on the roof or ground with preferably a southern exposure. Additional
space in an electric room would be required for system components.

Solar electricity supplements existing power from the utility company’s grid. PV systems
consist of two main components: (1) a number of PV panels and (2) an inverter. The panels
convert radiation from the sun into direct current (DC) electricity. The inverter then transforms
the DC into alternating current (AC) electricity that can be utilized at the site. A typical PV
panel, or module, is approximately 3x6 feet in size or 18 square feet and will generate about
180 Watts (10 Watts per square feet) of electricity under full sun, or enough power to light 10
compact fluorescent light bulbs.

2.3  Geothermal Energy Systems

A Geothermal Heat Pump (GHP) system is a heating and cooling system that takes advantage
of the heat stored in the ground. The system operates based on the stability of underground
temperatures as the ground, even at modest depths below the surface, has a very stable
temperature throughout the year. A GHP system uses the heat available in the winter and puts
the heat back into the ground in the summer.

There are two main types of GHP systems: open loop (groundwater heat system pump) and
closed loop (ground coupled system). The open loop system has been in use since the 1970’s.
In the open loop systems groundwater is pumped directly from an extraction well (standing
column) to a heat pump where heat is exchanged. After passing through the heat pump the
water can be re-injected into the ground using the same extraction well, a dedicated injection
well, or into a surface water body. For open loop systems extraction wells are generally deeper
(approx. 1,500 feet below surface) than those for closed loop systems (approx. 500 feet below
surface) therefore the number of wells to be drilled is lower than in a closed loop system. An
open loop system generally provides a high efficiency performance for high heating and
cooling demands. Also, water temperatures are generally more stable in deep wells than in
shallow wells however, an open loop system usually requires higher pumping power demands
due to the depth of the wells and issues with the groundwater quality may need to be
addressed. This type of system may require for local/state groundwater discharge permits.

Closed loop or ground coupled systems have been used since the 1980’s and are the most
commonly used systems. These systems can be installed in either horizontal (trenches) or
vertical (wells) configuration. A closed loop system works the same as an open loop system
except the water or fluid inside the pipes is contained in a circuit of closed conduits, the water
or fluid is continuously re-circulated and never discharged from the piping. Generally there are
lower pumping power demands; there is no need to discharge water/fluid therefore permits are
not required; and fewer considerations for water quality need to be addressed (e.g. percentage
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of anti-freeze in the water). Closed loop systems can require larger areas compared to open
loop; virgin or undeveloped land may be needed for well fields or a series of trenches. The
bigger the heating and cooling demand is the bigger the area required to exchange the heat;
Best practices require a minimum spacing between wells of 40 feet.

Alternative systems utilize water bodies such lakes and ponds as heat sink instead of the
ground; both open loop and closed loop systems are available for this type of application. The
following schematic represents the variation system types.

Geothermal Heat
Pump

Systems

Open Loop
(Circulates groundwater
directly into the heat
pump)

Closed Loop
(Circulates fluid in a
closed circuit to
exchange heat)

Direct Standing Column Indirect
(Groundwater extracted (Extraction and (Heat transferred from Horizontal Vertical
from a well and discharge of the extracted groundwater to (In trenches) (Well fields)
discharge into another groundwater in same the heat pumps through
well or into nearest well) a heat exchanger)
surface water body)
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3.0 SITE SCREENING FOR WIND, SOLAR, AND GEOTHERMAL
DEVELOPMENT

Weston & Sampson performed a screening to evaluate the feasibility of installing solar PV
systems, wind turbines, and/or geothermal systems. A number of critical factors were
evaluated including site characteristics, development factors, development risks, and
preliminary economics.

3.1  Existing Site Description

The Sanford Mill Yard area redevelopment site includes an area of approximately 18 acres in
the IR zoning district. Figure 1 includes a USGS site location map if the area. The Site is
bounded by Washington Street to the West, Pioneer Avenue to the South, Emery Street to the
East, and the Mousam River to the North. International Drive bisects the Site from West to
East. North of International Drive is an open area which contains a parking lot and an
undeveloped area. An aerial location map is provided as Figure 2.

3.2  Wind, Solar, and Geothermal Development Factors

In general, the factors that most often influence the technical feasibility of a wind, solar PV, or
geothermal energy project include the quality of the wind/solar/geothermal resource, siting
constraints, permitting, energy production, and equipment schedule/lead time. The factors
which most often influence the size of the project are cost (i.e. how much money is available
for the project) and for wind turbines, height restrictions, which can be limited based on
proximity to airports and flight paths and opposition to the sound and visual impacts of the
turbine(s). Regardless a GHP system requires a certain amount of electricity to run the pumps
that circulate groundwater or fluid in the loop. It may be beneficial to combine a renewable
energy power generator such as a PV system to supply power to cover the demand of the GHP
system or, to at least significantly lower power cost from the local provider. The following
sections discuss these factors in greater detail and relate them to the Site.

3.2.1 Wind, Solar, and Geothermal Resources

As a renewable resource, wind is classified according to wind power classes, which are based
on typical wind speeds. These classes range from Class 1 (the lowest) to Class 7 (the highest).
Based on review of the National Renewable Energy Laboratory (NREL) Maps, the estimated
mean wind speed at the Mill Yard Site is 5.5 meters per second at a height of 80 meters. This
wind resource is considered poor for the development of a large scale wind turbine. Smaller
turbines generally have lower performance efficiencies than larger machines, and therefore
require more robust wind speeds to perform effectively. In addition, surface effects, such as
vegetation, on the wind resource can be significant at lower elevations and, therefore, initial
screening results of the wind resource at lower elevations must be very favorable to qualify the
resource as good. The wind resources at the site are illustrated in Figure 3.
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Solar resources for Sanford are moderate at 3.5-4.0 kWh per meter square per day annually.
Figure 5 depicts the annual solar resources for the United States. The Town’s solar resource is
typical of solar resources throughout the northeast.

Geothermal heat pumps throughout the northeast principally rely on the transfer of heat to
saturated subsurface deposits. Shallow bedrock conditions at the site indicate heat transfer
using ground source heat pumps would be installed in saturated crystalline bedrock. This rock
type, illustrated in Figure 4, does not pose a problem for closed loop systems. Open loop or
standing column wells may require a minimum water yield if bleed systems are incorporated
into the design.

3.2.2 Siting Constraints

In addition to the quality of the wind, solar, and geothermal resource, there are a number of
important siting considerations that determine the technical feasibility of a potential renewable
energy project. These considerations include: site suitability and setback requirements;
construction access and laydown area; aesthetic and environmental impacts; electrical
interconnection requirements; subsurface conditions (wind); height restrictions and proximity
to airports (wind); panel layout & orientation (solar); and structural analysis (solar). Each of
these considerations is addressed in this section.

3.2.2.1 Site Suitability and Setback Requirements

The Town of Sanford bylaw regulates land uses in each zoning district. According to
the Table of Land Uses, a wind turbine generator is considered a “prohibited use” in the
IR zoning district. Wind generators are allowed as a “conditional use” in the RR, RMU,
and IB zoning districts. A micro wind or small wind turbine may be allowed with a
variance, but the bylaws do not currently support this use. In addition, the bylaws state
that the maximum allowable height in the IR zoning district is 75 feet for both principal
buildings and accessory buildings and structures. Any structure over 75 feet would
therefore not be allowed in this zoning district. Wind turbine manufacturers generally
require a minimum setback distance of at least 1.5 times the turbine height from nearby
structures. There is no location on the Site that would allow for this set back from
nearby buildings and structures. Due to the zoning restrictions, manufacturer setback
requirements, and constructability issues, a commercial scale or large scale wind
turbine is not feasible at the Sanford Site.

It was assumed that areas available for PV development would primarily be on the
roofs of existing buildings and in the open area north of International Drive. An ideal
site will have adequate rooftop area with minimal or no shading. A poor site will have
a small rooftop area with many existing roof penetrations and shading issues. For a
solar array to work properly it must be placed roughly three times the penetration’s
height away from the roof penetration. The panels can either be mounted on an
appropriate rack system supported by mountings which penetrate the roof, or by non-
penetrating mountings held down by ballasts or aerodynamic design. The same site
characteristics apply to non-roof top areas. Structures such as buildings and trees are
potential shading issues. Racking systems on the ground can be either ballasted or
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anchored via driving supports into the ground. Further detailed analysis, including a
shading analysis, would be required prior to designing a final system. The electrical
analysis would determine the location and size of various roof penetrations and the
possible effect they would have on a solar PV installation.

Many buildings involved in this study have ample room for the development of solar;
however some roofs have “SAW TOOTH” sky lights which would require non-
conventional racking systems. It was assumed building 1, 1a, 5b, 5¢, 9b and 9C had
this type of roof and it would be uneconomical to develop these areas. Shading due to
variety in building heights proximity, and penetrations have reduced potential system
sizes. It is assumed that shading will occur on building 27 and 28 due to the existing
smoke stacks and high number of penetrations. If solar is developed in the Mill Yard
area, a detailed shading analysis may be required.

Generally, in order to install a GHP system, there must be adequate horizontal and/or
vertical area for system piping installation. Specific considerations for evaluating the
economic benefit and installing GHP systems in existing buildings include the
building’s energy envelope, internal load density, type of heating fuel used, remaining
service life of the existing HVAC equipment, and the ease of converting to a new
HVAC system.

3.2.2.2 Construction Access and Laydown Area

A selected site must also be evaluated from a construction and access standpoint. There
must be adequate area on the site for construction activities. It appears that there is
sufficient area at the Site for equipment storage and construction laydown area. Access
to the site from Washington Street or Emery Street appears to be suitable for equipment
delivery.

A solar PV or GHP project requires less access and laydown area when compared with
a wind project of similar capacity. It appears as if the site has sufficient construction
access and laydown area for development of a solar PV or GHP system.

3.2.2.3 Aesthetic and Environmental Impacts

The shadow flicker and sound created by a wind turbine are common aesthetic issues,
voiced by residential abutters. Shadow flicker is a phenomenon caused by periodic
obstruction of light caused by the rotating blades of the turbine. Shadow flicker
depends on site geometry, the locations of potential viewers, blade finish, and the
relative sunlight and the operational status of the turbine at any given time on a daily
basis. Typically, shadow flicker and noise effects at a distance of 1,000 feet or more are
less of a concern; however complaints at greater distances are not uncommon. Shadow
flicker and noise are not expected to be constraining issues for a wind project at the
Mill Yard site. Shadow flicker and noise impacts can be easily modeled with
commercially available software and is usually performed as part of a comprehensive
feasibility study including detailed environmental, avian, and wildlife impact studies.



Town of Sanford, ME Renewable Energy Alternatives Screening Report

A GHP system does not have aesthetic impacts as the vertical or horizontal loops can
be integrated with the landscape architecture of the site with minimal modifications. No
significant environmental impacts arise from a properly designed and installed GHP
system. Specific permits may be required in case of open loops systems with
consideration for the quality and amount of water to be discharged or re-injected (See
Paragraph 3.4.2 for Permitting Requirements).

3.2.2.4 Electrical Interconnection Requirements

For a wind turbine project, the electrical loads and proximity to the electrical
distribution system load center must be evaluated for a specific site to determine if any
extensive electrical infrastructure improvements would be required. The electrical
interconnection components ordinarily required to support a wind turbine include lines,
voltage transformers, switchgear, breakers and circuit protection. Generally, the further
the wind turbine to the point of interconnection, the more expensive the installed cost
will be. An electrical interconnection study would need to be performed as part of a
detailed feasibility study for a selected site.

For a solar PV project, the existing electrical room must have adequate space to install
the necessary components associated with a PV system. Within the electrical room
would be installed the DC disconnect switch, DC Transient Voltage Surge Suppression
(TVSS), Inverter, AC TVSS, and an AC Disconnect switch. The entire electrical
system must be designed to meet the National Electric Code and the Maine Electric
Code.

3.2.2.5 Subsurface Conditions

For large scale systems requiring multiple well installations a detailed geotechnical and
geological study should be conducted as part of a more comprehensive design study to
refine the heat transfer characteristics of the subsurface conditions. The Geologic Map
of the Mill Yard area is provided in Figure 4. The subsurface soils at the Site are
classified as ice contact deposits. A preliminary review of the 2005 Digital Bedrock
Data from the Maine Office of GIS showed that the Town of Sanford bedrock is
primarily part of the Rindgemere Formation (Devonian-Silurian) constituted of poorly
to moderately well bedded schist and also include the Lyman Pluton formation
(Permian-Carboniferous) to the east, primarily composed of granite and pegmatite.

3.2.2.6 Panel Layout & Orientation

For a solar PV project, the panel layout is determined during the design phase. It is
beneficial to tilt the PV panels, as opposed to laying them horizontally, in order to
achieve better annual output. Tilting the panels also helps to shed snow and dust.
Typically it is recommended to tilt the panels at the same angle as the latitude of the
site. If it is possible to change the tilt of the panels seasonally, then additional output
can be achieved. Depending on the suitability of the site, changing the orientation or
panel tilt angle may benefit the system.
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3.2.2.7 Structural Analysis

The typical PV system design load is on the order of 5 to 10 psf. In order to install a
PV system on a roof, the existing roof would need to have adequate structural support
to handle this load or modifications may be necessary. A structural engineer would
need to be consulted prior to installation of the system(s).

3.2.3 Permitting Requirements

A review of permitting requirements for Local, State and Federal jurisdictions was conducted
as part of the site screening for wind development. Potential regulatory permitting for a wind
turbine can be extensive. Typical regulatory permitting on the local level can include:
planning board approval; design review approval; variances; and building & electrical permit
approvals. Typical regulatory permitting on the state level can include: Maine’s Department of
Environmental Protection approvals; Natural Resource Protection Act approvals; Bureau of
Land & Water Quality approvals; State Historic Preservation Commission approvals;
interconnection permitting; and Transportation Department approvals. Typical regulatory
permitting on the federal level can include: approvals from the US EPA, Federal Energy
Regulatory Commission, Fish and Wildlife Service, and FAA.

As part of the Site Plan Review approval it could be expected that aesthetic and environmental
concerns may be raised by any residential abutters. This risk should be anticipated in a wind
project that is close to residential properties. The degree of siting opposition would presumably
be linked to the proposed turbine size, with opposition rising as the turbine size increases.

For a solar PV project, a building and electrical permit would be required to install solar PV
arrays. A building permit is required for any modifications to an existing structure. An
electrical permit is required to perform electrical work on or within a structure. The Town does
have bylaws regarding height requirements for the selected sites. The maximum height limits
are dependent on how each individual site is zoned. Since all the Conceptual PV system
Layouts are roof mounted systems, it is anticipated the system will not exceed the Town’s
height limit of 75 feet. A variance may be required if the maximum building height is
exceeded. There are no bylaws specifically regarding installation of a solar PV system. A
Design Review and/ Site Plan Review may be required by the Town.

Public Law, Chapter 153 LD 860, item 1, 124th “An Act Relating to Geothermal Heat
Exchange Wells” of the Maine State Legislature addresses definitions and specifications
regarding the licensing of the installers of a GHP system. A system design review and
licensing is required by state and local authorities.

3.2.4 Estimated Energy Production

3.2.4.1 Wind Turbine Energy Production

Potential energy production for a wind turbine was not estimated for this study. A
commercial scale or utility scale wind turbine is not considered practical at the Sanford
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Mill Yard Site. This location lacks sufficient land area and minimum setbacks as
required by turbine manufacturers.

3.2.4.2 Solar PV Energy Production

The total conceptual system size for all locations in the Mill Yard Site is approximately
4,035 kW (DC), which is expected to produce approximately 4,475,685 kWh annually.
Site locations and conceptual system sizes are included in Figure 6. A summary of
array locations, possible system sizes, and estimated annual production are included in
the table below.

Estimated
Annual
Array Location System Size Production
kW kWh
Building 2 30 32,425
Building 3 115 129,075
Building 3a 5 5,405
Building 4a 60 64,645
Building 4b 60 64,435
Building 5a 240 259,425
Building 9a 90 97,285
Building 9b 65 70,260
Building 28 10 10,805
Ground Mounted Array 1680 1,925,940
Proposed Transportation Hub 1680 1,815,985
TOTAL 4035 4,475,685

Solar PV systems in the northeast United States typically have a capacity factor
(efficiency rating) of 10-14%. This capacity factor accounts for seasonal daylight
changes, technological constraints and environmental degradation (snow, dirt and dust
coverage, etc). With a solar resource of 3.5 kWh/m2/day and an overall system
availability of 90% (to account for system maintenance and repairs, grid availability,
etc) a capacity factor of 14% was used in this analysis. A panel tilt angle of 10° was
assumed for this screening study and a performance degradation rate of 0.5% per year
is used in the energy production estimates in this report.

The conceptual system layouts were designed to optimize the areas available for the
development of PV systems. The distance between each of the panel rows, for all the
conceptual layouts, are approximately 8 feet, which allows no shading to occur
between the rows on the shortest day of the year between the hours of 9 AM and 3 PM.
This day is chosen as the worst case scenario because the solar azimuth (the angle of
the sun to the horizon) is the lowest of this date (approximately 11 at 9 AM and 3 PM).
Figure 6 illustrates the conceptual solar PV project layouts at the selected Sites. The
conceptual layouts and capacities are based on Yingli Solar Panels, model YL 255 P-
32b. Each site layout takes into account the area on the roofs which contain vents, air
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conditioning units, and other roof penetration which could not be used for solar panel
installation. The available roof areas are assumed to be flat membrane roofs, otherwise
are slightly sloped corrugated metal or shingled roofs. The buildings with the saw-tooth
style roofs were not included in the PV assessment as roof top construction was
considered infeasible.

3.2.4.3 Geothermal Energy Production

The required energy production of a GHP system is based on the building’s heating and
cooling loads. The heating and cooling load is measured in British Thermal Units
(BTUs) and is mainly influenced by the building size, number of stories, fenestration,
and envelope. BTU units are commonly intended as units of power and translated in
“tons of cooling capacity” which is defined as the amount of power needed to melt one
short ton of ice in 24 hours; whereby 1 ton is equal to 12,000 BTU/h. Considering that
the heat exchange capacity for a closed loop system in a 500 foot deep well is
approximately 3-5 tons, whereas a 1,500 feet deep open loop well can provide up to 20-
25 tons. A GHP system is typically designed to have the required number of wells and
heat pumps to supply the building demand. If the demand varies the system can be
adjusted as it’s composed of modular units. Moreover, GHP systems can accommodate
variation in building demand as they typically have modular configurations with
conduit loops to be activate or deactivated as needed to meet demand. GHP system can
also be associated with traditional systems (i.e. natural gas of LPG burners) that can be
activated during peak demands. A GHP closed loop and open loop schematic is
presented in Figure 7.

3.2.5 Schedule/Lead Time

The commercial availability of the solar panels is the main factor driving the timely installation
of PV systems. Our experience has shown that in the spring product demand peaks resulting in
longer lead times (2-6 months) for delivery of solar panels. Other times of the year, the lead-
time for delivery can be as little as one month. Consideration should be given for placing
panel orders during off-peak seasons and storing them until construction is underway.
Additionally, components such as the inverter or mounting system may be designed and built
specifically for the project. A period of 1-3 months should be allowed for this work. Please
refer to the Action Plan provided in Section 5 for an estimated project schedule.

Scheduling and equipment lead times for a GHP transfer system are dependent on the size and
complexity of the system. Typical design and permitting is estimated to require 60-120 days.
Construction including well installation, could range between 90 days to one year.

3.3 Project Development Risks

In addition to the site specific technical challenges mentioned above, there are a number of
technical risk factors inherent in wind project development, including wind resource
uncertainty, unknown site conditions, permitting uncertainty, etc. There may also be a lack of
community support. Historically, many abutters support wind energy projects, however some
may have a “not in my backyard” mentality.

11
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One development risk for a solar PV system is the unknown future cost of electricity. If rates
fall, then a solar PV system will be less economically beneficial than if electricity rates rise. A
detailed solar resource evaluation should be conducted prior to designing and installing a PV
system. A detailed evaluation would include an evaluation of nearby structures, roof
penetrations, and various roof heights at a facility that may cause shading, and structural
requirements for the system.

One development risk for a GHP system is the unknown future cost of oil and electricity. If oil
costs fall below that assumed in the rates of return analysis for a GHP system, the return period
will be extended; if oil costs rise, the return period will be reduced. If the costs of electricity
rise, an additional investment in wind or solar PV system might be beneficial. Other important
risk factors that affect the project development are actual ground and groundwater
temperatures that are lower than those assumed for system design. In this case, drilling costs
might increase due to added drilling footage for deeper wells (open loops) or extra wells to
expand the well field (closed loop).

4.0 PRELIMINARY PROJECT ECONOMICS

The preliminary economics will provide insight on the estimated cost of wind, solar, and
geothermal projects, and the estimated value of the production, credits and potential incentives.

4.1  Wind Turbine Preliminary Project Economics

For a proposed wind turbine project, the project costs include the following items:

* Engineering studies, design and permitting
» Capital equipment and construction costs
* Interconnection costs (if applicable)

* Financing costs

There are also recurring annual costs associated with a wind turbine project. These annual
recurring costs include operation and maintenance, insurance, planned and unplanned service
replacement parts, monitoring, reporting, and project administration.

The price of micro wind turbines can range from $600 to $30,000. A micro wind turbine priced
at $600 would have a lower capacity than a more expensive turbine. Some micro wind
turbines cannot be connected into the electricity grid. This is because the turbine does not have
the regulators necessary to make the turbine and grid frequencies compatible .The cost of
connecting to the grid in itself can be prohibitive.

Gear-type micro wind turbines can be arranged in rows on the side of a building and costs start
at approximately $600. The cost of bigger mast mounted systems is determined by the kind of
system, the location, and its size. It is a freestanding system.
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4.2  Solar PV Preliminary Project Economics

Solar PV systems costs will vary based on the overall size and layout of the system. Standard
industry rates range from $5 to $8 per Watt installed. The estimated project costs for the
potential array locations are provided below.

PV System Cost Estimates

System
Array Location Size Initial Cost Estimate Cost per Watt
kw Low End High End Low End High End

Building 2 30 $150,000 $240,000 $5.00 $8.00
Building 3 115 $575,000 $920,000 $5.00 $8.00
Building 3a 5 $25,000 $40,000 $5.00 $8.00
Building 4a 60 $300,000 $480,000 $5.00 $8.00
Building 4b 60 $300,000 $480,000 $5.00 $8.00
Building 5a 240 $1,200,000 $1,920,000 $5.00 $8.00
Building 9a 90 $450,000 $720,000 $5.00 $8.00
Building 9b 65 $325,000 $520,000 $5.00 $8.00
Building 28 10 $50,000 $80,000 $5.00 $8.00
Ground Mounted Array 1680 $8,400,000 $13,440,000 $5.00 $8.00
Proposed Transportation

Hub 1680 $8,400,000 $13,440,000 $5.00 $8.00
TOTAL 4035 $20,175,000 $32,280,000

The installed cost per kW for a solar PV project tends to decrease as the size of the project
increases. There are also grants and rebates that the Town of Sanford may be eligible for.
These are summarized in Appendix B and discussed in Section 4.4.

4.3  Geothermal Preliminary Project Economics

Geothermal heat pump system costs will vary based on the size and type of the system. For
buildings with considerable BTU, open loop systems are generally less expensive because
there are less well locations to be drilled, less extraction wells required resulting in the need for
less drilling, trenching, piping, and system connections. The additional cost for a GHP system
over a traditional heating and cooling system can range from 25% to 100% depending on the
amount of wells or trenching needed. It is important note that a GHP system replaces a
traditional heating and cooling system bringing consequent benefits such as lower system
maintenance and potential space savings in the building.

An efficient GHP system can reduce energy consumption in the range of 40-75%. According
to the EPA, GHP can reduce energy consumption and corresponding emissions up to 44%
compared to air-source heat pumps and up to 72% compared to electric resistance heating with
standard air-conditioning equipment.
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As noted previously, the initial investment of this technology is higher than a more traditional
alternative e.g. the cost of installation of a GHP system can be as high as twice the average
cost of a traditional HVAC system. However, the savings that can be achieved on a yearly base
to heating and cooling costs can bring the return time of the initial investment in 10-15 years.
Moreover, available federal grants and/or tax credits and the instability of fossil fuel prices are
positive factors in reducing the overall investment return time (see Appendix B).

As the renewable energy market is expanding, financial products with innovative strategies to
make GHP systems more economically feasible are starting to become more available. One
such approach involves a company acting as a third party investor who will cover the costs for
the portion of the system outside the building. These initial costs are paid back over time to the
third party investor under a “utility like” monthly payment. With this system BTUs are
provided at the door under a locked price monthly bill (for more information see
www.lvestus.com).

Preliminary analyses of the payback periods for some of the buildings included in the Mill
Yard area project are presented in Appendix A. For these analyses, building number 1 and 1a,
number 2, number 2a, and number 4 and 4a were selected (see Building Identification Key
presented in Al) based on square footage, envelope, fuel type, and heating type. It is important
to note that all four buildings selected do not have air conditioning systems. Information on
these buildings was collected from the Town GIS reports and the Assessor’s Cards available
on the Town website. At this stage of the analysis, capital costs, operation and maintenance
costs, and yearly savings are estimated and made under numerous assumptions. However, the
return time of the initial investment resulted within a 10-16 years period range. The installation
costs to convert from previous heating systems are not included in the initial capital costs;
these costs would affect the payback period if significant modifications are required.

4.4  Value of Energy Produced

The primary direct economic benefit of a renewable energy project is the value of displaced
retail energy purchased from the grid. The amount of retail energy displaced is a function of
the energy produced by the system and the profile of this production as compared to the site’s
energy demand and the demand profile. This will vary based on the system installed.

A secondary direct economic benefit of a proposed renewable project is the value of excess
energy produced by the system. This energy is defined as energy produced by the system but
not used by the site and therefore transmitted to the grid. In Maine, certain renewable energy
facilities are entitled to benefit from a practice known as “net metering” in which excess
energy sent to the grid is metered and can be used to offset future retail demand. The current
legislation dictates the maximum qualifying project size up to 660 kW. The excess energy
(kwWh) will be credited for up to a 12 month period and can be used at other Town owned
facilities (excluding lighting accounts). An alternative to this is to sell the excess energy at a
real time rate set by 1ISO-New England (ISO-NE), typically at a whole-sale rate. ISO-NE is an
independent systems operator of the New England bulk power systems.

In addition to the benefits of displaced retail energy purchases and revenues from the sale of
excess power, a third revenue stream related to energy production is from the sale of
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Renewable Energy Certificates (RECs). RECs were created by the Renewable Portfolio
Standards (RPS) legislation enacted over the past several years by several New England states,
including Massachusetts. RECs are a tool created to manage and certify compliance with the
legislative requirements for power generators to produce a certain amount of their energy from
renewable resources. The percentage required is initially very modest, and escalates
significantly over the next 5-10 years. Generators that fail to reach the quotas are subject to an
alternative compliance payment (ACP) equal to approximately $57/MWh in 2007. RECs are
allotted to renewable energy generators at the rate of 1 REC per 1 MWh of production, and
these RECs can then be traded on the energy market under the same concept as pollution
credits.

Third party ownership is also an option for the Town of Sanford. Many renewable energy
installers, especially in the PV industry, take part in third party ownership. In a third party
ownership agreement the Town would enter into a long-term power purchase agreement with
the third party. The third party would own and operate the renewable energy system, allowing
the third party to take advantage of the tax incentives for which the Town would not be eligible
as a non-taxable entity. The Town would benefit by purchasing energy at a reduced or fixed
cost, lease income, and potentially property tax income on solar equipment. It is typical for the
third party developer to have 100 kW as a minimum system requirement. This requirement
can be distributed over multiple sites.

Most renewable energy systems qualify for the Community Based Renewable Energy
Production Incentive program established by the Maine Public Utilities Commission (PUC).
The incentive program provides community-owned renewable energy facilities, including wind
and solar, with the opportunity to enter into a long term power purchase agreement (PPA).
Excess energy may be able to be purchased at $0.10/kWh. It is assumed that if the Town
pursued a smaller sized turbine, such as a 100 kW, any excess energy produced at that facility
would be credited to other Town accounts. In Maine, excess energy is sold back to the grid at
ISO-NE real time, nodal, rates. It is assumed that rate is approximately $0.045/kWh. It is
assumed that excess power produced, not used by Town owned sites would be sold back to the
grid at this rate.

5.0 ACTION PLAN

The purpose of an action plan is to detail the tasks and time frames in order to develop and
implement a solar, wind, or geothermal project. Development and implementation of
municipally owned renewable energy systems can be either standard design-bid-build
construction or design/build. This procurement implies that the project will be bought and paid
for by the Town as a typical capital project.

Third party ownership is another procurement strategy where the cost of the project is borne by
the developer where the Town agrees to enter into a long-term power purchase agreement for
the energy that is produced from the system.

These methods for both wind and solar can be seen in the tables below.

15



Town of Sanford, ME Renewable Energy Alternatives Screening Report

Action Plan - Municipal Owned Standard Design-Bid-Build Wind Turbine Project

Task Time Frame Comments

Feasibility Study 3-6 months In depth study of potential location of proposed turbine.

Wind Study 12-18 months MET Tower installation and wind speed monitoring.

Public Outreach and 2-4 months Hold public meetings/forums for project discussion

Communication

Design 4-6 months Design the site, foundation, electrical improvements, etc.

Permitting 6-12 months Identify and secure the necessary permits

Procurement 2-4 months Letters of Intent, Request for Qualifications, Request for
Proposals

Bid Evaluation & 2-4 months Award the bid to the contractor with the best bid package.

Selection

Equipment Procurement | 12-16 months Order the equipment and schedule a delivery date.

Construction 6-12 months May includes site preparation, foundation, turbine
erection, electrical improvements, etc.

Interconnection & 2-4 months Test the turbine to ensure it is working properly and

Commissioning connect to the grid.

Action Plan — Third Party Owned Wind Turbine Project

Task Time Frame Comments

Feasibility Study 3-6 months In depth study of potential location of proposed turbine.
Wind Study 12-18 months MET Tower installation and wind speed monitoring.
Engineer Procurement 1-2 months Hire a consultant for third party engineering oversight.
Procurement 2-4 months Third Party Owners submit Letters of Intent, Request for

Qualifications, Request for Proposals, preliminary
design/permitting plan, and draft land lease, and draft
power purchase agreement.

Bid Evaluation & 2-4 months Award the bid to the contractor with the best bid package.

Selection

Agreement Confirmation | 1-2 months Sign land lease, power purchase agreement and other legal
documents.

Action Plan - Municipal Owned Standard Design-Bid-Build Solar PV Project

Task Time Frame Comments

Design & Permitting 2-6 months Design the site layout, system size, electrical
improvements, structural checks, etc. and secure necessary
permits.

Procurement 2-4 months Letters of Intent, Request for Qualifications, Request for
Proposals

Bid Evaluation & 2-4 months Award the bid to the contractor with the best bid package.

Selection

Equipment Procurement | 2-6 months Order the equipment and schedule a delivery date.

Construction 1-6 months May includes site preparation, electrical improvements,
etc.

Interconnection & 1-2 months Test the system to ensure it is working properly and

Commissioning connect to the grid.

Action Plan — Third Party Owned Solar PV Project

Task Time Frame Comments

Engineer Procurement 1-2 months Hire a consultant for third party engineering oversight.

Procurement 2-4 months Third Party Owners submit Letters of Intent, Request for
Qualifications, Request for Proposals, preliminary
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design/permitting plan, and draft land lease, and draft
power purchase agreement.

Bid Evaluation & 2-4 month Award the bid to the contractor with the best bid package.

Selection

Agreement Confirmation | 1-2 months Sign land lease, power purchase agreement and other legal
documents.

Action Plan — Geothermal Heat Pump with Standing Column Wells System Project

Task Time Frame Comments

Feasibility Study 1-2 months In depth study of geothermal type of system.

Design & Permitting 2-3 months Design of the system, layout of the wells location, etc. and
Ssecure necessary permits.

Procurement 1-2 months Letters of Intent, Request for Qualifications, Request for
Proposals

Bid Evaluation & 1-2 months Award the bid to the contractor with the best bid package.

Selection

Construction 2-4 months May includes site preparation, foundation, turbine
erection, electrical improvements, etc.

Commissioning 6-12 months Test the system to ensure it is working properly;
performance monitoring.

6.0 CONCLUSION

Weston & Sampson has conducted a Renewable Energy Alternatives Screening to provide the
Town of Sanford with data and information necessary to make decisions regarding further
detailed studies and/or the possible future implementation of renewable energy systems at the
Sanford redevelopment site. The screening for wind concludes that due to the zoning
restrictions, manufacturer setback requirements, and constructability issues, a commercial
scale or large scale wind turbine is not feasible at the Sanford Site. According to the Table of
Land Uses, a wind turbine generator is considered a “prohibited use” in the IR zoning district.
A micro wind or small wind turbine may be allowed with a variance.

Development of a solar PV project appears feasible at 11 locations at the Mill Yard Site. The
total conceptual system size for all locations in the Mill Yard Site is approximately 4,035 kW
(DC), which is expected to produce approximately 4,4,75,685 kWh annually. Similarly,
development of a geothermal heat pump system also appears to be technically feasible at the
Mill Yard Site. The required energy production of a GHP system is based on the building’s
heating and cooling loads. A GHP system is typically designed to have the required number of
wells and heat pumps to supply the building demand. If the demand varies the system can be
adjusted as it’s composed of modular units. Weston & Sampson recommends that the Town
consider development of Solar PV and GHP systems at the Sanford Mill Yard Site.
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Financial Incentives and Rebates

There are a number of local, state, and federal initiatives and rebates offered for the installation
of renewable energy systems. Some of the initiatives that the Town may qualify for are listed
below.

The Community Solar Lending Program provides low interest loans to schools for the
installation of solar water heating and photovoltaic. Loan rates vary from 0 to 5%.

The Community Based Renewable Energy Production Incentive Program provides long term
contracts for energy, capacity resources, or RECs produced by both large (1 MW or greater)
and small (less than 1 MW) solar PV systems. The contract price for small solar PV systems is
$0.10/kWh. Through the REC multiplier program, RECs are worth 150% of the amount of the
electricity, but must be accounted for when they are used to satisfy Maine’s Renewable Energy
Portfolio Standard.

The Sales and Use Tax Refund for Qualified Community Wind Generators provides refunds
for sales and use tax for community wind generating projects that have a nameplate capacity of
10 MW or less.

The Voluntary Renewable Resources Grants provides $50,000 grants for funding of small-
scale demonstrative solar thermal electric, solar PV, and wind projects, designed to educate
communities on the value and cost-effectiveness of renewable energy. The grants are
generally available to schools, and community-based action programs.

The Solar and Wind Energy Rebate Program provides schools and local governments who
purchase renewable energy systems rebates. Purchasers of PV systems may qualify for a
rebate of $2 per Watt (AC), with a maximum incentive of $2,000. Purchasers of commercial
solar thermal systems may qualify for up to 25% of the project cost or $1,000, whichever is
less. Non-residential purchasers of wind energy systems may qualify for a rebate of $500 per
500 Watts, up to 4,000 Watts, but not to exceed $4,000.

Qualified Energy Conservation Bonds (QREBS) are issued to finance certain types of energy
projects including wind and solar photovoltaic. QREBs are qualified tax credit bonds. The
bonds have a theoretical 0% interest rate. The borrower pays back only the principal of the
bond, and the bondholder receives federal tax credits in lieu of the traditional bond interest.

Clean Renewable Energy Bonds (CREBs) may be used to finance renewable energy projects
including wind and solar. CREBs are issued. The bonds have a theoretical 0% interest rate.
The borrower pays back only the principal of the bond, and the bondholder receives federal tax
credits in lieu of the traditional bond interest.

The Loan Guarantee Program provides loans to renewable energy projects including wind,
solar thermal and photovoltaic, with a focus on projects with a total cost over $25 million. Full
payment is required over a period not to exceed 30 years or 90% of the projects useful life.
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The Renewable Energy Production Incentive (REPI) provides incentive payments for
electricity generated and sold produced by renewable energy systems including wind and solar
photovoltaic. Qualified systems are eligible to receive an annual incentive payment of 1.5¢ per
kWh in 1993 dollars (indexed for inflation) for the first 10 years of operation.

The Rural Energy for America Program (REAP) Grants provides up to 25% of renewable
project costs including solar thermal electric, solar PV, and wind in order to promote energy
efficiency and renewable energy.

The High Energy Cost Grant Program provides grants ranging from $75,000 to $5 million to
renewable energy projects in communities that have energy costs at least 275% above the
national average.

The Business Energy Investment Tax Credit (ITC) is a Federal corporate tax credit applicable
to commercial, industrial, utility, and agricultural properties and is equal to 30% of
expenditures for solar and 10% of expenditures for GHP systems.

The Residential Renewable Energy Tax Credit is a Federal personal tax credit equal to 30% of
qualified expenditures for solar, wind, and GHP systems that serves a dwelling used as
residence by the taxpayer.

The Residential Energy Efficiency Tax Credit is a Federal personal tax credit with variable
percentage of qualified expenditures including heat pumps, building insulation, windows,
doors, and roofs.

The US Department of Treasury — Renewable Energy Grants is a Federal grant program for
solar, small wind (less than 100 kW), and GHP systems in commercial, industrial, and
agricultural applications. The grant is equal to 30% of the basis of the property for solar and
small wind systems; it is equal to 10% of the basis of the property for GHP systems.

Modified Accelerated Cost-Recovery System (MACRS) plus Bonus Depreciation is a federal
corporate depreciation incentive which allows businesses in commercial, industrial, and
agricultural settings to recover investments in certain properties through depreciation
deductions. It includes solar, small wind, and GHP systems and it is available until end of
2012.

The Local Option — Property Assessed Clean Energy (PACE) of the State of Maine is a
financing loan (up to $15,000 in 15 years) under the American Recovery and reinvestment Act
(ARRA). Commercial and residential with solar, wind, and GHP are eligible for this financing
option.

The Efficiency Maine — Business Program is a state rebate program for commercial, industrial,
non-profit organizations, schools, local government, state government, agricultural, and
institutional. The rebate includes heat pumps, central air conditioning systems; energy
management systems/building controls etc. and is up to 35% of the total cost for retrofit
projects and 75% of incremental cost in new constructions, major renovations and replacement
of failed equipment.
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The Maine PACE Loans are available for residential application of solar, wind, and GHP
ranging from $6,500 to $15,000 up to 15 years with a 4.99 fixed interest rate. They include
central air conditioning systems, energy management systems/building controls, windows,
doors etc.




Town of Sanford, ME Renewable Energy Alternatives Screening Report

Appendix C

Selected Material Specifications



7:\MA—Peabody=Projects\Sanford ME\AWPG — Renewable Screening Report\CAD\Bose\SOLAR_r2 dwg

Westor & Sampson

N N

AN
AN
~
N
»
»
SHADE ESEE
STACK
PROPOSED V ARR  #4
NOMINAL 36 kW
PROPOSED CONDUI N .
TRUNK LINE (TYP.)
N /
PROPOS D INVERTER /
78 h (TYP.) N
N N N
~N
PROPOSED NPV PANEL &
RACKING SYSTEM (TYP.) /
N , SEE NOTE 4 N /
~ N 10" (TYP. .
N
N
5q PROPOSE PV ARRAY #3
g NOMINAL 4 kW (DC)
/ /
SHADE Y
~ v/
~ p
N 10" (TYP FIGURE 6 b
NOTES - /\/ TOWN OF SANDFORD, ME
AN
1. NORTH PV ARRAY NOMINAL 417 kW (DC). CONCEPTUAL SOLAR LAYOUT
2. FINAL COMPONENTS & CONFIGURATION AR
SUBJECT TO CHANGE. - NORTH ARRAY
3. PROPOSED PV SYSTEM IS BASED ON 10° N N DESONED BY: £\ CHECKED B WSS DATE 11201
TILT ANGLE, ORIENTATED AT 180°. =50

4. SEE FICURE 4 FOR EQUIPMENT DETAILS.
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RECREATION, HEALTH, AND WELLNESS
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HEALTH AND WELLNESS:

The design of the physical environment has a crucial and positive influence on improving
public health. The redevelopment of the Sanford Millyard and surrounding open space
network will create new opportunities for daily physical activity and represents a
promising strategy for pursuing environmental change in Sanford’s downtown.

THE LANDSCAPE:
The Millyard is well positioned to advance health and wellness in the region in the
following ways:
1. Through the remediation of Brownfield Sites into active and passive parkland.
2. Through an engineered riverbed that creates “Number Two Pond” with
opportunities for water-based, year-round recreation from kayaking to ice skating.
3. Through the development of an inviting and accessible Riverwalk that connects to
the broader trail network as a hub destination for hiking and biking.
4. By providing a unique outdoor environment that supports civic events and
becomes a draw for visitors and tenants of the Millyard alike.
5. By attracting tenants who are associated with health and wellness and would
benefit from the association.

The design of the trail network will promote physical activity and increase community
awareness of the benefits of active living. The Riverwalk and Number Two Pond will
increase opportunities for physical activity by extending the existing trail system that
enhances linkages with adjacent neighborhoods and creates a culture where walking
and biking are preferred over driving. Regional events like triathlons and road races
perpetuate fitness and healthy living as an inherent part of living in Sanford. A more
robust open space network can also influence the policies and partnerships that support
active living in Sanford and York County.

GOODALL PARTNERSHIP:

A potential partner in this theme for the revitalization and health of the Millyard is
Goodall Hospital. As the town’s largest employer, there are partnering opportunities to
collaborate with the region’s primary health care facility. The hospital is less than a mile
from the Millyard. Focusing on health, wellness, and recreation align with the hospital’s

core mission.
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Leveraging Health and Wellness through the repositioning of the Millyard

The Millyard in Sanford is central to the community’s sense of place. The Mill buildings are the
most prominent feature of the landscape, visible to all who enter the town. Identifying
opportunities to reoccupy even a portion of the Mill complex will improve the region’s self-
esteem and resident’s attitude towards old industrial buildings.

One of the goals in repositioning the Millyard is to create an environment that provides
opportunities for a healthy lifestyle and can support active living behaviors. The design of the
physical environment has a crucial and positive influence on improving public health. The
redevelopment of the mill buildings and surrounding parkland will create new opportunities for
daily physical activity and represents a promising strategy for pursuing environmental change
in downtown.

ACTIVE DESIGN:

Active design is environmental design that encourages stair climbing, walking, bicycling, transit
use, active recreation and healthy eating. Active Design promises benefits not only for public
health, but also for the physical environment and advancing aspects of universal design for
people of all ages. Design strategies that increase physical activity and improve health also
enhance environmental sustainability by reducing energy consumption and greenhouse gas
emissions.

LANDSCAPE:

The Sanford Millyard is well positioned to advance health and wellness in the region in the
following ways:

Through the remediation of brownfield sites into active and passive parkland;
Through the formulation of “Number 2 Pond” and the associated Riverwalk;
Through connections to the broader network of trails;

P w NP

By attracting tenants into rehabilitated Mill spaces that are associated with health and
wellness and would benefit from the association.

The design of the trail network will promote physical activity and increase community
awareness of the benefits of active living. The Riverwalk and “Number Two Pond” will greatly
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increase opportunities for physical activity by connecting with the existing trail system with a
continuous network of running and walking trails that enhance linkages with adjacent
neighborhoods. A more robust open space network can also influence the policies and
partnerships that support active living in Sanford and York County.

MILL BUILDINGS:

The reoccupation of the buildings themselves, in addition to remediation of the landscape, can
also help to rebrand the site as a place of wellness. Rebranding the Millyard as place of health
and wellness targets specific niche tenants that would not otherwise look to locate in Sanford.
Organic food producers, recreation retailers and health-related partners can begin to build on
the concept and create synergies between them.

GOODALL PARTNERSHIP:

An important partner in this theme for the revitalization of the Millyard is Goodall Hospital. As
the town’s largest employer there are many partnering opportunities to collaborate with the
region’s primary health care facility. The hospital is also located a half mile from the Millyard.
Focusing on sustainability, health and wellness and recreation align well with the hospital’s core
mission. Like the hospital is today, the Millyard was once a source of pride for the community
with a concentration of employment opportunities and contributing to the economic vitality of
the region. These opportunities can emerge again in the Millyard’s reoccupation. The hospital
should have a presence in the Millyard as they are already a major part of the town’s identity
and carries a positive reputation and association with the Sanford’s origins.

While the hospital likely needs to keep mission-critical programs on campus, Goodall has some
departments which could possibility be located within the Millyard. Occupational Health or the
Rehabilitation Department, for example, could be viable candidates as these programs operate
with some autonomy and may benefit from being located along trails and the emerging
Mousam Riverwalk. There is some outmigration already occurring for the hospital, with
patients going to Kennebunk as the hospital is short on space in its current location. Ideally,
having some hospital programs within the Millyard reinforces the perception of the hospital
being a part of the community “fabric”.

TRANSIT:
Research shows that particular features of the built environment, such as the availability and

quality of parks, the condition of sidewalks and the proximity of commercial destinations
influence a person’s decision to walk or use active transportation. The construction of the

Sanford Millyard July 31, 2012 Health and Wellness



Sanford Transit Center (STC) is an added benefit for the Millyard’s redevelopment. It will
enable more people to access the area and create a multi-modal destination for pedestrians,
bikes and buses. While the exact location for the STC is still undetermined, its proximity to
downtown and adjacency to the Mill complex will allow for greater connectivity.

NEXT STEPS:

- Presentation to the Goodall Hospital’s Board of Directors or Executive Committee on
potential partnering opportunities;

- Coordination with the region’s Department of Health and/or community health
foundations;

- Creation of a Town-wide Bicycle and Pedestrian Advisory Board;

- Exploration of incentives for fresh food financing initiatives in the region;

- Infrastructure assessment to determine necessary road and sidewalk improvements;

- Identification of necessary changes to the physical environment to make it more
walkable such as the installation of countdown timers, high-visibility crosswalks and
speed-limit signage;

- The development of new programs and/or events to promote active living (such as a
fitness fair, 5k run or “Millman” sprint triathlon;

- Application for technical assistance for the National Park Service “Rivers, Trails and
Conservation Assistance Program.

The Millyard is a resource to be reused, regenerating the community and offering opportunities
to reinforce Sanford’s cultural identity. Looking towards health and recreation as a potential
niche market will create new economic development prospects and increase employment.
Engaging strong partners like the hospital and local community foundations is critical towards
moving the industrial heritage of the Millyard off of the endangered list and on to new roles in
which they serve the community in productive ways.

End of notes 1/26/12 DG
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PLANNING AND DESIGN

EXISTING OPEN SPACE AND LANDMARKS

The scale of the Millyard dwarfs the scale of the downtown, although the topography of the
site helps to diminish the difference. The relationship between Main Street and the Millyard
can be enhanced with the reoccupation of the Mill buildings and the remediation of the land

around the site.

EXISTING BUILDING IDENTIFICATION / KEY
The Millyard grew incrementally over time. Individual buildings were identified by numbers (1-

9).

EXISTING PROPERTY OWNERS

One of the biggest challenges in the rehabilitation of the Millyard centers on the fact that there
are multiple property owners. Each building is in a different state of occupation, with some
structures currently in use, such as the Surplus Supply Mill, while others have been vacant for a
generation or more such as the International Woolen Building. The Sanford Mill is in the
process of being converted into housing and retail space, and represents the first reuse in the
district. The fate of the largest residential project in the Millyard (Stone and Stone) is unclear,

but the more residential uses there are in the area the more vibrant a place it will become.

DISTRICT CONCEPT MAP

The EPA Brownfield Area-wide Plan for Sanford is somewhat unique amongst Area-wide plans
in the Northeast in that the Pilot Project involves both a remediation strategy for the property
surrounding the Millyard as well as a reuse strategy for the vacant buildings of the Millyard
themselves. The District Map recognizes this confluence by identifying two overlapping

geographies: the “Millyard” and the “Riveryard”.

The Riveryard encompasses the area around the Mousam River to the north of the buildings

and Heritage Way, formerly known as International Drive. It provides a boundary for a new
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Riverwalk and an area of intervention for dealing with the most toxic properties. The Riveryard
enables an extension to the existing trail network and establishes a river transportation hub
where the public can access the waterway with canoes. Number 2 Pond, in the approximate
center of the Riveryard, is a wetland and water purification strategy to accommodate
stormwater runoff for the complex. The new water body will fluxuate with the seasonal

changes in water flow and provide an educational and recreational venue for the entire region.

The geographies of the Millyard and the Riveryard overlap in the Courtyard. The courtyard is
the gathering place for the entire complex, and the one space that links the major property
owners together. Although less than two acres in size, the Courtyard will be the primary public
space in the Mill District. The Mousam River drops in elevation within this plaza, and the white

noise of the rapids will be a wonderful backdrop for future festivals and events.

The three yards of the plan: the Millyard (that encompasses the buildings themselves), the
Riveryard (natural landscape), and the Courtyard (where the two overlap), help to differentiate

approaches to environmental remediation and the various degrees of intensity of use.

PROPOSED CONNECTIVITY AND LANDMARK SYSTEM

Revitalization of the Millyard will be a catalyst for redevelopment in the downtown. New
residential, retail, entertainment and cultural tenants will complement existing venues. The
Courtyard of the complex, which is envisioned as a hard and soft space akin to a European
plaza, will be the center of activity for this incremental revitalization. New uses will be
attracted to the area over time and as vacant space in the complex becomes occupied. Nearby,
the Sanford Transit Center site (at the intersection of Washington Street and Riverside Avenue)
will activate this block of the Midtown Mall and assist with filling in the gap that has existed in

the urban fabric.

Bodwell Street, currently nothing more than a tertiary neighborhood street, takes on new

significance in the Area-wide plan as it connects the Courtyard to the City’s Main park space at
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Main Street and City Hall to the south. The Administration Building of the International
Woolen Building is the portion of the complex which is most likely to be rehabilitated due to its
modest size (approximately 7,500sf over three floors) and relatively good condition. It also
occupies a key strategic location within the complex and is a focal point within the courtyard.
The stairway that leads from the Wasco building on Pioneer Avenue serves as both a threshold

in to the complex and a gateway into the neighborhood.

Redevelopment of the Stenton Trust buildings would be made more likely if they were seen as
integral to the Millyard and not as industrial outliers. The creation of a new traffic
circle/round-about at the intersection of High Street, Washington Street and River Street will
help to overcome the awkward intersection that exists and bring enable stronger connections.
A new mixed use building is sited along River Street, helping to better integrate the Stenton
Trust buildings into the Millyard. Marginalized and industrial uses at the river’s edge are

replaced with well-landscaped open space.

PROPOSED AREA-WIDE PLAN

The Brownfields Area-wide Plan for Sanford integrates environmental remediation, renewable
energy, rehabilitated infrastructure and economic revitalization. Each component helps to
reinforce the other. The large project site creates exciting opportunities to harness, capture
and store the site’s natural energies through geothermal and solar power. These two strategies
offer the most potential to decrease reliance on traditional fuel sources and to assist in the
rebranding of the Millyard from a highly contaminated site into a sustainable and
environmentally-sensitive destination. The photovoltaic fields will be implemented in phases
with rooftop installations and in a solar array within the Riveryard. Geothermal heat pumps are
placed below grade and will also be implemented in phases, coming on line as large tenants vie

for space in the Mill buildings.

Environmental remediation strategies will vary depending on the type of contaminants and the

degree of degradation. Additional testing is needed on specific properties to identify
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appropriate levels of intervention. However, regardless of the remediation strategy used (cap,
remove or a combination of both), the Riveryard area creates an area of intervention that
extends the open space system and connects to the existing assets of the town with Number
One Pond and the Trail network. The Riveryard - as a new recreational and environmental
asset to the Town - will signal to the community that this landscape is an amenity, and not a

liability, and enable public access to areas of the complex that have been inaccessible.

HYPOTHETICAL PROGRAM DISTRIBUTION

The most viable approach to reoccupation of the Millyard, and a proven approach to urban
redevelopment in general, is to seek out a mix of nontraditional uses that creates a synergistic
vitality. This is particularly important in cities or districts with less than robust market demand.
This strategy begins to “reposition” a property or a district as an interesting destination. This
does not mean developing a market plan for huge amounts of available space, but rather to
begin with reasonable chunks that begin to animate a property and lead to new interest over a
period of time for remaining space. In essence, to build value through a series a viable
developments that create both traffic and interest. This more often than not requires a
collaboration - as opposed to a negotiation - between the public and private interests to create

a partnership with complementary and mutually supporting goals.

Therefore, the economic focus is on a micro development strategy specifically related to this
property and the activation of Sanford’s Millyard and downtown. This tactic seeks out those
possibilities which can build value and generate a more positive image for the area over a

period of time.

The redevelopment of the Millyard will be a long term effort, and early catalytic actions that
can jump-start activity and interest should be prioritized. Actions in which the Town and/or
other public sector actors can influence and leverage early activity should be pursued
aggressively. Examples of such potential leveraging actions include the location of an

Educational component such as Vo-Tech programs or certain components of the High School.
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Location of these uses in the Millyard can provide richness to these schools and signal to
potential private businesses and tenants that the community supports the Millyard

revitalization.

Partnerships with the Medical and Research community also need to be pursued as these can
be long term tenants who benefit from open floor plans and flexible layouts that can grow with
increased demand. As the Millyard has a long standing tradition of fabrication, small scale
medical device manufacturers may be enticed to locate there. Industrial manufactures who are
looking for inexpensive and open spaces may also be early tenants in specific sub-areas of the

Millyard.

Health and Wellness uses are intergenerational, offering programs for people of all ages and
represent an untapped market for Sanford. While the YMCA is undergoing expansion nearby,
the Millyard can become a destination for such uses and assist with the rebranding of the site.
These uses complement more traditional uses such as retail, residential and commercial

tenants and create a vitality that will ultimately lead to a more successful destination.

7b. HYPOTHETICAL TENANTS/USERS
Outreach to targeted business and industry niches needs to be pursued once there is clarity on

the Millyard Brand. This map demonstrates a hypothetical distribution of tenants based on the
concepts of Sustainability, Health and Wellness and Outdoor Recreation, and attracting

existing business who are successful, local, and who may be attracted to locate in the Millyard

BODWELL CONNECTION AND RIVERWALK

The remediation of the land along the Mousam River provide an opportunity for active and
passive recreation in areas which were previously not accessible to the public. A new
Riverwalk, running parallel to the river on both sides, creates an extension to the town’s trail
network. Bodwell Street is an ideal corridor that links the Courtyard of the Mills to the Town’s

primary square.
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OVERLAY OF HISTORICAL WATERWAY SYSTEMS

An overlay of the historic alignment of the Mousam River reveals that the area to the north of
the Millyard was historically a waterbody. This was made possible by the two dams to the
west. The area surrounding the Mousam River in this location is now not publically accessible.
In addition, overhead transmission wires run across the site, further diminishing the

attractiveness of the landscape.

CONCEPT EXPLORATION A, B
The relationship between the Mousam River and the land on either side offer design
opportunities to enhance the identity of the area. Remediation strategies for dealing with the

contaminants will inform the appropriate design response.

CONCEPT EXPLORATION SECTIONS

The Riverwalk path has the potential to change in character as the river itself moves through
the Millyard. The Mousam has three different edge conditions: the natural edge along Number
one Pond, a more urban and defined edge through the Courtyard, and a sloping gradation
within the Riveryard leading to Number Two Pond. While the material palette of the riverwalk
may be consistent along its length, there are opportunities for variation in the section that can

enhance the connection to the water.

TRAIL MAP

Sanford is well known for its recreational trails. The Area-wide Plan builds on this asset by
extending the trail network into the site and enhancing the reputation of the area as a place of
recreation, health and wellness. Sanford can be seen as a recreational destination to a regional
outdoor environment with the Millyard acting as both a destination and gateway to the larger

system.
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CONCEPT

BIRCH GROVE BUS SHELTER

RECOMMENDED BUILDING PRINCIPLES

1. SCALE: While the building itself is little more than a pavilion at 1,500sf,
the roof should be more impressionable, serving to add a civic importance
to the building and also provide cover for the buses. The concept is to
make the overall structure of the Sanford Transportation Center larger than
the modest program it contains.

2, BUILDING SETBACK: The building should not be placed up to the
Riverside Boulevard street edge. Rather, the building should be setback
from the street with a wide median that separates cars from buses. The
landscaped median separates the road from the drop off and enhances
pedestrain activity.

Concept sketches

1/4

COMMUNITY PAVILION FALLS OVERLOOK

3. ORIENTATION ON SITE: The orientation of the building should be
parallel to Riverside Boulevard and the River. The waiting area should
actually look out onto the falls, so as people wait they could view the falls
and riverwalk. When the floor plan is elongated (not square), the interior
space captures more view along the Riverwalk.

4, OPEN SPACE: The corner of the site at Washington Street and Riverside
Boulevard should remain open, so that the view of the falls is apparent as
one drives away from Main Street and towards the Mousam River. A grove
of native birch trees envelope the building and relate it to the history of the
area.
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HYPOTHETICAL PROGRAM DISTRIBUTION
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HYPOTHETICAL TENANTS/USERS

Galleries & Studios

Artists Lofts Grocery
Dance

Studio | Athletic club & yoga studio

Museum of Maine Industry

Canoe & Kayak Sales & Rental

‘/‘,——— Trail Gear Sales & Rental

Daycare & After-School Program

Lofts & Antiques

Microbrewery & Pub Family Medicine

Physical Therapy
Geriatric Medical Services

Sanford Coffee Roasters & Cafe -

Florist

Specialty Foods

Education & Research Outdoor sports
Wellness & Beauty Spa
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Senior Center Apartments

Industrial Locals Only Foodcourt
Youth Center

3pogksG Advigilire Solar Solutions Lab

Community Maine Innovation Center

Art & Culture Center for Manufacturing Excellence

. Voc-Tech Educational Center
Commercial

Dining

Residential



O OVERLAY OF HISTORICAL WATER SYSTEMS



O CONCEPT EXPLORATION SECTIONS

O SECTION - CONCEPT EXPLORATION A

O SECTION - CONCEPT EXPLORATION B



O DESIGN PROCESS - CONCEPT EXPLORATION B



Sanford Area Map with Trails

e ntomaton shown i s wedste i v 353

o ey can o s
icsuncy on s curent s ot
g 1,201 Qunsions avut i i e e
Gcteatate 613 hrage

November 04, 2011

10pu)




O DESIGN PROCESS - CONCEPT EXPLORATION A



Open Space Strategy

The Town of Sanford has a strong outdoor trail network and a culture of water recreation. A new River
walk along the Mousam River will build upon this system of outdoor activity and connects the town’s
residents to the river around which the town was built. The incremental reuse of the Millyard complex,
and the creation of a new sustainable landscape centered around an engineered “Number Two Pond”,
connect the redevelopment of the Mills with the remediation of the land.

THE LANDSCAPE

The Millyard is well positioned to advance the visibility of health and wellness in the region
through the remediation of Brownfield Sites associated with the historic Mill Operations, and
the positioning of the town and the region as a hub for alternative energy technologies. Nestled
within this remediation and energy production landscape will be a series of active and passive
public spaces, including soccer fields, community gardens, open spaces, boardwalks, and a re-
imagined “number two pond”, created on the site of an historic pond along the Mousam.
These public spaces will connect a number of regional trail networks and attract tenants
interested in living near such amenities for health and wellness. The design of the trail network
will promote physical activity and increase community awareness of the benefits of active
living. The Riverwalk and Number Two Pond will increase opportunities for physical activity by
extending the existing trail system which enhances linkages with adjacent neighborhoods. A
more robust open space network can also influence the policies and partnerships that support
active living in Sanford and York County. Providing spaces for public gathering and community
interaction will help weave a stronger community into this historic mill town.
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TOWN OF
SANFORD

A
POCKET GUIDE
to understanding the
Assessment
Repositioning and
Rehabilitation
of the Millyard

BROWNFIELDS
AREA-WIDE
PLANNING

WestoneSampson.

REVITALIZATION STRATEGY
Sanford must build upon
its existing assets in the

development of a “brand”

that is focused on
specific market niches.
These niches need to benefit
from the assets of the

Town that are not currently
identified with any other

community in Maine.

Those niches are:
SUSTAINABILITY
HEALTH & WELLNESS
RECREATION

PILOT
PROGRAM

THE SANFORD MAINE MILLYARD

RE:VISION

THE FUTURE
The ability to craft and implement a
successful redevelopment program for
the Sanford Mill District depends as
much on the desirability of the Town
of Sanford as a business location as it
does on the economics of the properties
themselves. The most strategic approach
is to build on Sanford’s existing assets
in the development of a new “brand.”
The brand must be focused on a specific
market niche that is most likely to benefit
from the assets of the Town as a whole,
and one that is not currently identified
with any other community in Maine.

Sanford’s market niche is to become
a Center for Sustainability, Healthy
Lifestyle and Outdoor Recreation. The
Town already has a strong trail network
and culture of water recreation. A
new Riverwalk builds on this system.
The incremental reuse of the Millyard
complex, and the creation of a new
sustainable landscape centered around
“Number Two Pond”, connect the
redevelopment of the Mills with the
remediation of the land.

Renewable energy technologies
(solar, geothermal and hydropower)
will attract industries that would not

otherwise come to the Millyard. These
technologies combine to create a
national model for power generation and
environmental remediation.

REUSE PROGRAMS &
POTENTIAL USERS

SUSTAINABLE ANCHORS

*Textile Museum eCenter for
Manufacturing Excellence eInnovation
Center eTechnical and Art Education
*Renewable Engergy Manufacturing

HEALTH& WELLNESS

*Wellness Clinic *Senior Center
*Daycare °Physical Therapy and
Rehabilitation Clinic *Yoga Studio
*Grocery *Hydroponic Farming

RECREATION
eQutdoor Footware Distributor eCanoe
Rentals *Trail Gear *Kite Shop

BUSINESSES NICHES

*Puppet Theater *Dance Studio ® Art
Gallery ¢ Antique Shop ¢Organic Coffee
Roasters eCeramics °Florist *Print Shop

DINING & SHOPPING

*Mousam Microbrewery eKortoffel Pub
*Millyard Muffins *Riverwalk Cafe

WestorcSampson.
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Millyard photos by Christian Phillips Photography (2012).

DEVELOP A GAME CHANGER

The most effective method of preventing suburban sprawl is
through more intensive use of buildings and sites already in
place. The mill buildings were built in the downtown core,
in close proximity to other establishments and near transit
that minimizes transportation-related energy consumption.
Building on or near existing infrastructure allows local
governments to avoid investment in costly, inefficient
infrastructure extensions, which themselves can fuel more
sprawl. It is expensive to extend services to outlying areas.

As part of the Area-wide Plan, an audit of the existing
infrastructure was made. The audit revealed the following
conditions about the site’s existing utilities.

NATURAL GAS:

Extension of natural gas service into the Millyard area
could provide the incentive for prospective tenants to
locate to Sanford. Currently, natural gas lines are located
approximately 4.2 miles away from the Millyard at the
Sanford Airport. The most logical route to extend service
between the airport and the Millyard is along Route 109/
Main Street. Securing commitments to tie into the gas
system from enough prospective customers currently
located in Sanford would increase the feasibility that
Unitil would construct the gas main as opposed to only
constructing the main for the purposes of serving the Mills.

SEWER and DRAIN:

Sewer and storm water drain capacity in the Millyard is
adequately sized to accommodate future development that
would produce similar wastewater volumes to those seen
when the all the Mills were in active use.

WATER:
Fire protection capacity of the Millyard is excellent.

ELECTRICAL:

Currently, the Millyard and the Riverwalk areas contain
above ground electrical power lines. Upon speaking with
Central Maine Power (CMP), there does not appear to be
any upgrades to this area in the foreseeable future. Efforts
should be made to lower the power lines into underground
conduits on either end of the Riverwalk. A cost analysis to
conduct this work is warranted.

KEYS TO
IMPLEMENTATION

MILLYARD REPOSITIONING

It is important to advance the Sustainability/Healthy
Lifestyle “niche” and undertake a detailed redevelop-
ment analysis of the Mill District properties under such
a market niche strategy. Such an analysis will deter-
mine phasing, initial targeted property redevelop-
ment and tenancy and future phases, development
partnership options, tax credit analysis and public
infrastructure needs. This work will assess more fully
initial occupancy and tenancy opportunities and ad-
vance partnership options with both Mill owners and
local institutional anchors.

NEXT STEPS

e Creation of a Town Bicycle/Pedestrian Advisory
Board;

¢ Exploration of incentives for fresh food financing
initiatives;

e |dentification of necessary changes to the physical
environment to make it more walkable such
as the installation of countdown timers, high-
visibility crosswalks and speed-limit signage;

¢ The development of new programs and/or events to
promote active living such as a fitness fair, 5k
run or sprint triathlon;

e Application for technical assistance for the National
Park Service “Rivers, Trails and Conservation
Assistance Program”.

RE

EN

UNDERSTAND THE CHALLENGES TO CREATE SOLUTIONS
The Sanford Millyard has obvious remnants of its industrial
past, from the mill buildings themselves to old boiler plants
and the lone remaining smoke stack. What is less obvious
are the contaminants that lurk within buildings and the
landscape. Seven different parcels within the Millyard have
been investigated through a Phase | Environmental Site
Assessment (ESA). Four of these seven have been further
analyzed through a Phase Il ESA.

Sanford’s textile production required a wide variety of
chemical components that ranged from petroleum to
solvents. Today’s stormwater impacts continue the process
of accretion of contaminants from roadway run-off. The
site’s past and present must be managed in order to mitigate
the effects that these chemical compounds had and will
continue to have on soil and groundwater. Further, there is
evidence of groundwater impacts from upgradient off-site
sources at some of the Millyard properties.

REMEDIATION OPTIONS:

The Remediation strategy for the Millyard is to systematically
contain, treat or remove the offending components
within each parcel to prepare them for renovation and
redevelopment. Through community engagement,

it was clear that public opinion is strongly in favor of

a comprehensive clean up that includes a variety of
remediation technologies. A collaborative approach will
be needed to bridge the variety of mill building ownership,
environmental, and potential redevelopment conditions
across the Millyard. While the Town has been successful in
securing both assessment and clean up money for many of
their brownfields, there is still work to be done throughout
the Millyard.

CREATING A BETTER ENVIRONMENT FOR ECONOMIC
GROWTH:

Today’s competitive real estate market offers indications
that start-up companies are looking for inexpensive and
open loft spaces, but these types of spaces - centrally
located, affordable and in good condition - are hard to find.
Should interior and exterior contaminants be mitigated and
addressed, the Millyard provides an ideal venue to absorb
some of this growing market demand.

HARNESS THE SITE’S LATENT ENERGIES

The Sanford Millyard and the land adjacent to the Mousam
River offer exciting opportunities to harness, capture

and store the site’s natural energies. Renewable energy
technologies of today include: wind, solar, geothermal,
bio-energy, hydropower, tidal/wave or ocean and hydro
fuel cell. For the purposes of the Millyard, geothermal and
solar power offer the most potential to decrease reliance
on traditional fuel sources and to assist in the rebranding of
the site from a contaminated place into a sustainable and
environmentally-sensitive destination.

GEOTHERMAL: A Geothermal Heat Pump (GHP) system

is a heating and cooling system that takes advantage of
heat stored in the ground. The system uses the stability
of underground temperatures to extract heat in the winter
to warm spaces and cool building temperatures in the
summer. A GHP system does not have aesthetic impacts;
the infrastructure is below-grade and can be integrated
with the landscape architecture of the site with minimal
modifications. There are no adverse environmental
impacts in a properly designed and installed GHP system.

SOLAR: Solar photovoltaic (PV) systems require unshaded

or open areas on roofs or on the ground, preferably

with southern exposure. Solar resources for Sanford are
moderate, although most mill buildings have large, flat,
south-facing rooftop surfaces which lend themselves well

to solar arrays. There are also large areas adjacent to the
Millyard where a solar array could be installed. The payback
period of a solar application ranges from 16-26 years.

HYDROPOWER/WIND: The dam at the base of Number 1
Pond offers the most potential for capitalizing on water
pressure as it flows towards the Millyard. However, due to
extreme seasonal fluctuations of water volume, there are
limitations as to how this power may be used. In addition,
modest wind site speeds compromise the potential to
harness power from the wind.

Sanford has already made a huge investment of public funds
in downtown streets, sidewalks, utilities and other infra-
structure. Capitalizing on the site’s latent natural energies
will provide a long term, cost-effective solution for diminish-
ing the Millyard’s reliance on fossil fuels.
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NEIGHBORHOOD STABILIZATION

The reuse of the Mill buildings will have significant and
ongoing economic impact beyond the historic buildings
themselves. The buildings and the legacy they represent
can be the building blocks for new economic development.
A commitment to reinvesting in the Millyard is also a
commitment to the downtown, particularly the older
residential neighborhoods nearby, the Midtown Mall site
and Main Street. By focusing attention and policies to the
Millyard, Sanford is directing resources to those areas that
need them most. Resuscitating some of the dilapidated
housing stock must become a priority if Sanford’s
neighborhoods are to thrive and support downtown
businesses.

INCREMENTAL GROWTH

The rehabilitation and reuse of the Millyard will take a
generation or more to become a destination in and of itself.
One must look beyond traditional market analyses and
seek out a mix of place-specific, non-traditional uses that
can create vitality and reposition a property or district as

an interesting destination. One must attract small tenants
and projects at first that build upon one another. Over
time, these initial uses can build value and generate a more
positive image for the area that leads to new interest in the
remaining unoccupied space.

MIX OF USES

There is nearly 1,000,000 square feet of vacant space. No
single use will ever be able to utilize that much space or

be a silver bullet. Even large institutional partners could
only occupy a portion of the complex. Nevertheless, a
common characteristic of most successful “white elephant”
rehabilitation projects is that more than one use can be
inserted into the development. Old mill buildings, with their
large, open floor plans, lend themselves well to a wide range
of possible uses and programs.

TRANSIT

The construction of the Sanford Transit Center (STC)
adjacent to the Millyard is an added benefit for
redevelopment. It will enable more people to access the
area and create a multi-modal destination for pedestrians,
bikes and buses. The proximity of the STC to the Mill
complex will allow for greater connectivity and access.

COMMUNITY ASPIRATIONS

The Millyard is central to Sanford’s sense of place. The Mill
buildings are the most prominent feature of the landscape,
visible to all who enter the town. ldentifying opportunities
to reoccupy even a portion of the complex will improve
the region’s self-esteem and people’s attitudes towards old
industrial buildings.

PARTNERSHIPS

Preserving the buildings presents a significant challenge;
their massive scale and unmaintained condition make for

a complex task. However, saving an endangered industrial
heritage will be made easier by engaging strong partners.
Broad, sustained efforts, combined with creativity, will help
move the mill buildings off of the endangered list and on to
new roles in which they serve the community in productive
ways.

The Millyard was once a concentration of employment op-
portunities and contributed to the economic vitality of the
region. These opportunities can emerge again in the reoc-
cupation of the site when partnerships are fostered with:

- Health and Wellness institutions;

- Educational partners;

- Sustainable product manufacturers;
- Arts and Culture organizations;

- Private developers.

COMMUNITY REVITALIZATION

Historic preservation is an effective small-town economic
development strategy. More than ever, cultural and natural
assets form the basis for economic development in small
communities. The greatest attractions for economic growth
in many towns are the quality of life, natural environment,
historic legacy and cultural context. Preserving the charac-
ter of the Millyard is vital to Sanford’s economic competitive
edge over other towns in the region and Northeast United
States.

Community feedback to date highlights the desire to
develop a meaningful implementation plan that will be a
catalyst for future growth, preserve and reuse as much of
the complex as possible, and focus on the remediation of
the brownfields sites that are most likely to house new uses.
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THE LANDSCAPE

RE

HEALTH AND WELLNESS

The design of the physical environment has a crucial

and positive influence on improving public health. The
redevelopment of the Sanford Millyard and surrounding
open space network will create new opportunities for daily
physical activity and represents a promising strategy for
pursuing environmental change in Sanford’s downtown.

THE LANDSCAPE

The Millyard is well positioned to advance health and

wellness in the region in the following ways:

1. Through the remediation of brownfield sites into active
and passive parkland;

2. Through the formulation of “Number Two Pond” and the
associated Riverwalk;

3. Through connections to the broader trail network;

4. By attracting tenants that are associated with health and
wellness and would benefit from the association.

The design of the trail network will promote physical
activity and increase community awareness of the benefits
of active living. The Riverwalk and Number Two Pond will
increase opportunities for physical activity by extending the
existing trail system that enhances linkages with adjacent
neighborhoods. A more robust open space network can
also influence the policies and partnerships that support
active living in Sanford and York County.

THE BUILDINGS

The reoccupation of the buildings themselves, in addition

to remediation of the landscape, can also help to rebrand
the site as a place of wellness. Repositioning the Millyard as
place of health and wellness targets specific niche tenants
that would not otherwise look to locate in Sanford. Organic
food producers, recreation retailers and health-related
partners can begin to build on the health and wellness
concept and create synergies between them.

GOODALL PARTNERSHIP

A potential partner in this theme for the revitalization of the
Millyard is Goodall Hospital. As the town'’s largest employer,
there are partnering opportunities to collaborate with the
region’s primary health care facility. The hospital is less than
a mile from the Millyard. Focusing on health, wellness and
recreation align with the hospital’s core mission.

KEYS TO
IMPLEMENTATION

RENEWABLE ENERGY FEASIBILITY STUDY + DESIGN
Incorporating renewable energies are integral to the
repositioning strategy of the Millyard. They will pro-
vide valuable publicity, recognition, and reinforcement
of the new focus for the community.

WATER RETENTION DESIGN AND INFRASTRUCTURE
IMPROVEMENT TECHNICAL ANALYSES

Advance the introduction of a Geothermal Heat Pump
and Solar Photovoltaic System. Conduct a detailed
geotechnical and geological study of subsurface condi-
tions for the implementation of a geothermal system.
For a solar PV project, design the site layout, system
size, electrical improvements, structural checks and
secure the necessary permits.

Conduct necessary technical analysis for the creation
of Number Two Pond (historically known as Watley
Pond) and advance the site planning and design of the
Mousam Riverwalk. Investigate the reintroduction of
hydro-power for a portion of the Millyard’s energy
needs. Both can become integral elements of the
redevelopment strategy, enhance the site’s reputation
and provide sustainable options for power generation
and active living.

Coordinate with utility company for the removal of

the overhead electric lines and installing them below
ground along the proposed Riverwalk.

RE

REDEVELOPMENT
PLAN
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